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not  only  in  the  broader  aspects  of  the  work,  but  also  in  those  matters 
of  detail  which  lie  at  the  root  of  success  in  every  housing  scheme.  The 
Commission  above  referred  to  reported  to  Parliament  in  1885,  and 
several  legislative  enactments,  including  the  Hous'.ng  of  the  Working 
Classes  Act,  1890,  were  direct  results  of  its  labours. 

Although  the  legislative  outcome  of  the  Report  was  wholly  meagre 
and  inadequate,  it  is  a  tribute  to  the  thoroughness  and  ability  with  which 
the  Commissioners  performed  their  task  that  nearly  all  the  practical 
housing  work  of  the  past  twelve  years  has  been  successful  in  proportion 
to  the  extent  to  which  the  spirit  of  the  recommendations  of  the 
Commissioners  has  been  embodied  in  the  legislation  under  which  action 
has  been  taken.  It  is  not  surprising,  therefore,  to  find  that  most  of  the 
reforms  advocated  by  those  engaged  in  carrying  out  schemes  for  better 
housing  bear  a  striking  resemblance  to  those  which  were  contained  in 
the  recommendations  of  the  Royal  Commission  of  1885. 

To  shew  how  nearly  this  is  the  case  it  is  only  necessary  to  compare 
the  appended  summary  of  the  recommendations  of  the  Commission 
with  the  various  suggestions  for  legislative  and  administrative  reform 
mentioned  in  the  following  pages  in  connection  with  municipal  and 
other  housing  schemes.  It  will  then  be  clearly  seen  that  if  full  effect 
be  given  to  these  recommendations  in  a  bold  and  generous  spirit,  an 
enormous  step  forward  will  be  taken,  and  full  scope  will  be  afforded  to 
those  energies,  municipal  and  otherwise,  which  have  in  the  past  done 
their  best  with  cumbrous  and  shackled  machinery,  but  which  cannot  do 
effective  work  on  a  comprehensive  scale  until  greater  facilities  for  and 
incentives  to  action  are  afforded  by  the  public  and  by  Parliament.  The 
recommendations  may  be  broadly  arranged  as  follows. 

The  paragraphs  in  small  type  give  as  nearly  as  practicable  the  actual 
words  of  the  Report  of  the  Commission. 

Recommendations  of  the  Royal  Commission  of  1885. 

(1)  It  should  be  declared  by  statute  to  be  the  duty  of  the  local 
authority  to  put  in  force  such  powers  as  they  are  by  law  entrusted  with, 
so  as  to  ensure  that  no  premises  shall  be  allowed  to  exist  in  an  insanitary 
state. 

(2)  More  efficient  supervision  and  inspection  of  the  sanitary  conditions 
of  the  people's  dwellings. 

(a)  Medical  Officers  of  Health  should  reside  in  their  districts,  or  within 

a  mile  of  the  boundaries,  and  should  devote  their  whole  time  to 
their  official  duiies. 

(b)  The  staff  of  Sanitary  Inspectors  should  be  increased,  and  in  all  cases 

the  selection  of  persons  acquainted  with  the  principles  of  sanitation 
and  of  building  construction  should  be  required. 

(c)  With  the  view  ol   bringing  specially  under  public  attention  the 

sanitary  condition  of  the  different  parts  of  the  Metropolis  .  .  . 
the  Secretary  of  State  should  be  empowered  to  appoint  one  or 
more  competent  persons  for  the  purpose  of  enquiring  as  to  the 
immediate  sanitary  requirements  of  each  district  .  .  and  the  report 
of  the  results  of  such  enquiries  should  be  transmitted  to  the  local 
authorities,  and  should  also  be  laid  before  Parliament. 
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(3)  Reform  of  local  administration,  especially  as  regards  London 
government. 

As  the  remedies  which  legislation  has  provided  for  sanitary  evils  have 
been  so  imperfectly  applied  in  the  Metropolis,  and  as  this  failure  has  been 
due  to  the  negligence  in  many  cases  of  the  existing  local  authorities,  it 
does  not  appear  that  more  satisfactory  action  on  their  part  can  be  secured 
without  reform  in  the  local  administration  of  London.  (This  reconi- 
mendation  has  been  given  effect  to  l>y  recent  legislation,  but  in  spirit  it 
is  still  applicable  to  some  municipalities). 

(4)  General  adoption  of  Byelavvs. 

The  Vestries  and  District  Boards  which  have  not  already  made  and 
enforced  byelaws  should  proceed  to  do  so,  although  it  is  not  likely  that 
in  all  cases  such  action  will  be  taken  until  the  people  shew  a  more  active 
interest  in  the  management  of  their  local  affairs. 

(5)  Consolidation  and  amendment  of  the  Public  Health  (London) 
Acts  and  the  Housing  Acts  [These  have  been  effected  to  a  considerable 
extent  by  the  jPublic  Health  (London)  Act,  1891,  PubHc  Health 
(Amendment)  Act,  1890,  and  the  Housing  of  the  Working  Classes  Act, 
1890,  but  the  municipalities  are  asking  for  more  simple  procedure  and 
far  more  effective  powers.    See  Chapter  XX]. 

(6)  Local  authorities  should  have  greater  facilities  for  the  erection  ot 
v/orkmen's  dweUings.  (Facilities  have,  of  course,  been  increased  by  the 
Act  of  1890,  but  they  are  in  many  respects  inadequate.  See  Chapter  XIII). 

(7)  Rating  of  vacant  sites  on  4  per  cent,  of  their  selling  value.  (See 
page  264). 

(8)  Compulsory  powers  to  purchase  land  for  new  dwellings  under  the 
Housing  Acts  should  be  given  to  the  local  authority.  (The  powers  given 
by  the  Act  of  1890  are  better  than  nothing,  but  they  are  far  too  cumbrous, 
costly,  and  inequitable  to  meet  the  needs  of  the  case.  See  Chapter  XX). 

(9)  Reduction  of  compensation  for  land  acquired  under  Housing 
Acts. 

In  a  purchase  by  a  local  authority  of  land  in  an  unhealthy  area  for 
what  are  recognised  by  the  legislature  to  be  great  public  purposes,  they 
ought  to  be  entitled  to  purchase  upon  terms  that  will  secure  the  fair 
7narket  valw.  and  no  more  to  the  owners  of  the  property,  and  in  future 
legislation  stronger  words  should  be  used. 

(10)  Cheap  Government  loans  for  municipal  housing  schemes. 

The  State  should  lend  at  the  lowest  rate  possible  without  loss  to  the 

national  exchequer  ;  the  term  of  repayment  should  be  prolonged  ;  the 

method  of  repayment  by  annuity  should  be  re-adopted. 

(Mr.  Torrens  proposed  that  half  the  annual  balance  from  the  Savings 
Bank  Fund  should  be  lent  for  housing  purposes  at  a  rate  equal  to  2\  per 
cent.,  plus  a  charge  for  administration  and  sinking  fund). 

(n)  The  sites  occupied  by  Metropolitan  prisons  should  be  appro- 
priated for  the  erection  of  working-class  dwellings. 

(It  is  gratifying  to  record  the  fact  that  His  Majesty  King  Edward  VII 
has  quite  recently — February,  1903 — signalised  the  successful  carrying 
out  of  this  recommendation  by  a  royal  visit  to  the  London  County 
Council  dwellings  erected  on  the  site  of  Millbank  Prison). 

(12)  The  water  supply  should,  as  a  general  rule,  be  in  the  hands  of 
the  local  authority. 
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(13)  Replacement  of  accommodation  destroyed  by  railway  com- 
panies, etc. 

Railway  companies  in  the  case  of  demolition  of  house  property  should 
be  required  to  provide  new  accommodation  for  the  number  of  persons 
previously  residing  in  the  houses  demolished,  and  he  precluded  from 
using  the  dwellings  so  substituted  for  any  other  purpose  without  the 
consent  of  the  local  authority.  It  should  also  be  arranged  that  displace- 
ment and  rebuilding  should  be  as  nearly  as  possible  simultaneous. 

(14)  Cheap  transit  to  the  "grass  lands." 

It  is  important  to  favour  in  every  way  facilities  of  transit  between  the 
great  centres  of  industry  and  the  outlying  districts. 

(15)  Government  to  initiate  the  provision  of  workmen's  cheap  trains. 

That  the  Board  of  Trade  should  themselves  initiate  communication 
with  the  London  Trades  Council  and  other  representative  bodies,  and 
should  secure  to  the  working  classes  the  full  benefit  to  which  they  are 
entitled  under  the  Act  of  1883  as  to  houses  as  well  as  in  other  respects. 

(16)  There  should  be  a  simple  power  by  civil  procedure  for  the 
recovery  of  damages  against  owners  or  holders  of  property  by  those 
who  have  suffered  injury  or  loss  by  their  neglect  or  default  in  sanitary 
matters. 

(17)  Facilities  should  be  provided  for  enabling  workmen  to  acquire 
their  own  dwellings  on  the  rent-purchase  system. 

(18)  Cheaper  land  transfer. 

The  Commissioners  have  received  evidence  which  shewed  that  the 
reduction  of  the  legal  expenses  in  connection  with  the  transfer  of  land 
would  greatly  strengthen  societies  which  have  been  founded  to  enable 
workmen  to  become  purchasers  of  dwellings. 

(19)  Small  holdings  to  be  encouraged. 

Every  encouragement  should  be  given  to  the  possession  of  land  for 
the  purposes  of  cultivation  by  the  labourers  in  the  agricultural  districts. 

(20)  Minor  reforms,  which  have  been  embodied  in  subsequent 
legislation  deaHng  with  van  dweUings,  hop-pickers'  lodgings,  cellar 
dwellings,  erection  of  mortuaries,  and  the  application  of  trust  funds  and 
entailed  land  for  housing  purposes  on  the  best  terms. 

It  has  often  been  erroneously  stated  that  the  recommendations  of  the 
Commissioners  have  all  been  practically  carried  out  in  subsequent  Acts 
of  Parliament.  Nominally  this  may  be  so  in  most  cases,  but  what  is 
wanted  above  everything  else  is  that  legislation  should  be  so  direct  and 
simple  in  procedure  as  to  effectively  fulfil  the  recommendations  above 
referred  to,  especially  as  regards  cheaper  suburban  transit,  cheaper  sites, 
cheaper  money,  and  the  facilitation  of  the  erection  of  cheap  buildings 
by  local  authorities.  It  is  hoped  that  a  study  of  the  following  chapters 
will  strengthen  this  conviction  in  the  minds  of  the  readers. 

Urgent  Administrative  Measures. 

The  first  duty  of  every  local  authority  should  be  to  ascertain  exactly 
what  is  the  deficiency  of  healthy  accommodation  in  each  district.  In 
London  this  might  well  be  done  with  the  assistance  and  on  the  initiative 
of  the  central  government  if  necessary. 
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In  any  case  it  is  claimed  that  the  many  local  authorities  that  have 
ventured  to  take  action  under  the  Housing  Acts  should  be  speedily  freed 
from  the  "shackles"  which  have  prevented  even  the  best  and  most 
active  of  them  from  doing  their  work  in  as  effective  a  manner  and  to  as 
great  an  extent  as  they  and  their  constituents  would  desire.  Speaking 
generally,  they  are  doing  their  be-st  under  existing  conditions,  although 
there  is  one  important  and  immediately  necessary  step  of  the  highest 
value,  which,  up  to  now,  none  of  them  have  as  yet  taken  on  anything 
like  an  adequate  scale.  They  have  failed  to  buy  those  large  areas  of 
agricultural  land  on  their  outskirts,  which  in  the  near  future,  with  the 
development  of  cheap  transit,  will  be  quickly  covered  with  dwellings, 
and  which  they  are  empowered  to  buy  and  hold  under  the  Housing  Act 
of  1900.  (See  pages  36  and  251-253).  This  is  all  the  more  imperative 
because  now,  more  than  ever,  the  trend  of  opinion  is  in  the  direction  of 
reHeving  central  congestion  by  facilitating  and  encouraging  building 
outside  populous  districts. 

Lord  Rosebery,  who,  perhaps  more  than  any  other  English  statesman, 
represents  the  middle  or,  as  some  prefer  to  call  it,  the  national  view  of 
social  politics,  is  very  strong  on  this  point.  Speaking  with  approval  of 
the  efforts  made  to  rehouse  the  working  classes  under  Part  II  of  the 
Housing  of  the  Working  Classes  Act,  he  said,  at  the  opening  of  the 
Shoreditch  municipal  dwellings  : — 

"I  think  one  of  the  most  important  works  you  or  any  other  local 
authority  can  have  undertaken  is  the  business  of  the  housing  of  the 
working  classes.  .  .  .  But  you  will  have  to  take  far  larger  measures 
than  this  if  you  wish  to  deal  with  the  problem  in  any  satisfactory  manner. 
.  .  .  You  ought  to  be  able  to  house  a  great  part  of  the  working 
population  of  London  more  healthfully  and  more  economically  in 
the  country  near  London." 

Non-party  Reforms  ripe  for  Parliamentary  Action. 

A  number  of  other  suggestions  will  be  found  in  the  pages  which 
follow,  but  while  bearing  in  mind  that  there  is  no  Morrison's  Pill  to 
cure  the  evils  of  bad  housing,  it  may  be  well  to  single  out  here  those 
reforms  which  are  most  widely  in  favour,  and  which  have  found  such  a 
large  measure  of  support  among  all  pohtical  parties  as  to  be  considered 
of  a  non-party  character,  and  therefore  likely  to  be  accepted  by  any 
Parliament  under  any  ministry,  provided  the  force  of  public  opinion 
insists  upon  real  rather  than  nominal  housing  reform.  These  proposals 
are  : — 

(1)  Simplification  of  procedure  in  sanitary  and  housing  law. 

(2)  Cheaper  acquisition  of  slum  areas. 

(3)  Government  loans— say  of  Savings  Bank  Funds — at  a  low 

rate  of  interest. 

(4)  Longer  periods  for  repayment  of  loans  on  the  Annuity  System. 

(5)  Effective  enforcement  of  rehousing  and  transit  obhgations  on 

railway  companies. 

(6)  Rating  of  vacant  sites  on  their  capital  value. 
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Endorsed  as  they  have  been  by  a  Royal  Commission,  by  the  vast 
majority  of  the  municipalities,  both  Conservative  and  Liberal,  and  by 
prominent  sanitarians  of  all  shades  of  opinion,  it  is  not  unreasonable 
to  expect  that  they  will,  by  virtually  common  consent,  soon  be  embodied 
in  the  law  of  the  land.  They  will  not  prevent  more  drastic  measures 
being  taken  later  on,  but  they  will  tend  to  induce  municipalities  to  take 
action  in  districts  where  much-needed  reforms  are  now  held  back  owing 
to  fear  of  unnecessary  expense,  which  must  arise  under  present 
conditions. 

Apologies  and  Acknowledgments. 

In  conclusion,  it  is  hoped  that  every  allowance  will  be  made  for  any 
mistakes,  either  in  matter  or  manner,  which  may  require  correction  in 
the  following  pages.  The  work  has  had  to  be  done  in  the  spare 
moments  of  a  busy  life,  spent  rather  in  promoting  actual  schemes  for 
housing  reform  than  in  activities  of  even  a  semi-literary  character. 
If  exception  be  taken  to  the  mass  of  figures  and  dry  legal  or  technical 
detail,  it  must  be  pleaded  in  extenuation  that  experience  has  demonstrated 
again  and  again  the  need  for  more  intimate  acquaintance  with  these 
material  considerations. 

The  process  of  compiling  and  compressing  such  parts  of  the  matter 
herein  contained  has  not  been  by  any  means  a  light  task,  as  it  has 
certainly  not  been  exhilarating.  The  labour  has,  however,  been  lightened 
by  the  numerous  and  kindly  acts  of  assistance  from  all  quarters.  It  has 
been  found  necessary  to  appeal  fur  information  and  assistance  to  so 
many,  that  it  is  impossible  to  thank  even  a  tithe  of  them  individually, 
but  in  addition  to  acknowledgments  made  in  the  respective  chapters, 
the  writer's  hearty  thanks  are  tendered  to  Mr.  Robert  Donald,  Editor  of 
the  Mu7iicipal  Journal;  to  Mr.  George  Cadbury,  of  Bournville  ;  Mr. 
Lever,  the  founder  of  Sunlight  Village  ;  Mr.  C.  Corbett,  M.P.  ;  Mr.  E. 
D.  Till,  of  Eynsford ;  the  various  Co-operative  Societies  and  Associations 
referred  to  ;  the  Editor  of  Country  Life  ;  the  Editor  of  The  Builder ; 
the  Glasgow  Workmen's  Dwellings  Company ;  the  ofificers  of  the 
Richmond  and  other  Corporations  ;  with  all  otliers  who  have  so  kindly 
furnished  information  and  given  permission  to  reproduce  the  various 
illustrations. 

The  writer  also  trusts  that  those  from  whose  works  he  has  taken  the 
liberty  to  quote  at  various  times,  and  whom  he  now  thanks,  will  not 
think  that  he  has  abused  the  privilege.  Finally,  he  desires  to  acknow- 
ledge his  indebtedness  to  the  authors  of  the  books  mentioned  in  the 
list  which  follows,  for  the  great  assistance  their  excellent  works  have 
been  to  him,  not  only  in  connection  with  these  pages,  but  also,  and  to 
an  even  greater  extent,  in  dealing  with  practical  housing  work  from  time 
to  time. 

W.  THOMPSON. 

Richmond.  Surrey, 

February,  igoj. 
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SECTION  I. 


THE  HOUSE  FAMINE. 

THE  NEED  FOR  ACTION. 


CHAPTER  I. 

Fifty  years  ago  the  "Housing  of  the  Poor"  was  a  burning  question. 
To-day  it  is  the  Housing  of  the  Working  Classes,  and  it  threatens 
to  be  the  Housing  of  the  People. 

In  the  Hght  of  modern  sanitary  standards  many  of  the  evils  of  bad 
housing  now  affect  not  a  larger  proportion,  but  a  far  larger  aggregate 
number  of  persons  among  the  skilled  labourers  and  artisans  than 
among  the  poorest  poor,  especially  in  our  towns  and  cities. 

The  very  worst  housed  classes,  such  as  the  one-room  occupiers,  are 
sho-wing  a  steady  diminution  in  number;  but  the  great  mass  of  working 
people  experience  increasing  hardships  year  by  year,  especially  in 
connection  with  overcrowding,  high  rents,  and  the  tendency  to  lower 
the  best  housing  standards. 

The  most  hopeful  feature  in  the  struggle 'for  better  housing  is  the 
steady,  if  slow,  awakening  of  social,  municipal,  and  political  reformers 
to  the  fact  that  so  far  as  the  working  classes  are  concerned  there  is  a 
"  house  famine"  of  varying  but  undoubted  intensity  all  over  the  country, 
affecting  all  grades  of  workers  :  and  that  the  existence  of  this  "famine" 
necessarily  paralyses  the  mass  of  useful  sanitary  legislation  which  might 
otherwise  do  much  to  improve  the  dwellings  of  the  poor.  With  this 
fact  recognised  the  right  remedies  can  be  devised,  and  many  fallacious 
proposals  and  theories  can  be  put  aside. 

The  food  famine  in  Paris  during  the  Franco-German  War,  and  in 
the  besieged  towns  of  Ladysmith,  Kimberley,  and  Mafeking  during  the 
South  African  War,  forced  up  prices,  and  compelled  many  who  were  in 
those  towns  to  live  on  a  reduced  and  inadequate  supply  of  food,  while 
the  poorest  had  to  consume  inferior  and  even  dangerous  articles  rather 
than  starve. 

In  the  same  way  the  "  House  Famine "  in  London,  Glasgow, 
Liverpool,  Manchester,  Edinburgh,  and  other  districts  has  forced  up 
rents  abnormally  high,  and  compelled  great  masses  of  the  people  to  put 
up  with  a  reduced  and  inadequate  supply  of  house  room,  while  the 
poorest  have  to  reside  in  inferior  and  dangerous  houses  rather  than  go 
homeless  on  the  streets. 

Putting  the  case  in  its  simplest  form,  we  find  in  the  first  place  that 
if  every  room,  good  and  bad,  occupied  or  unoccupied,  in  all  the 
workmen's  dwellings  in  the  country  be  reckoned  as  existing  accommo- 
dation, there  are  not  enough  of  any  sort  to  house  the  working  population 
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without  unhealthy  overcrowding;  and  if  only  healthy  rooms  are 
reckoned,  the  position  is  infinitely  worse.  In  the  second  place,  we  find 
that  so  far  from  new  rooms  being  built  in  sufficient  quantities  to  make 
up  the  deficiency,  there  is  a  distinct  lessening  of  the  rate  of  increase, 
and  (so  far  as  healthy  dwellings  are  concerned)  no  prospect  of  relieving 
the  intensity  of  the  "  famine  "  to  any  appreciable  extent. 

It  is  true  that  if  the  standard  of  necessary  accommodation  for  a 
workman  and  his  family  be  put  at  the  low  level  of  two  or  three  incon- 
venient rooms,  which  some  public  men  are  inclined  to  accept  as 
satisfactory,  the  great  mass  of  the  "artisan  "  class  cannot  be  said  to 
suffer  extremely  from  the  house  famine ;  but,  fortunately  for  the  future 
of  sanitation  and  for  the  maintenance  of  a  proper  standard  of  comfort 
and  decency,  this  meagre  allowance  of  house  room  is  below  the  demands 
of  our  industrial  population  in  most  cities,  and  they  only  tolerate  their 
present  cramped  quarters  because  in  this,  as  in  other  famines,  half 
rations  must  be  the  rule  where  there  is  not  enough  to  go  round. 

Rural  Districts. — Even  in  the  rural  districts,  where  population 
is  either  stationary  or  diminishing,  the  supply  has  been  unequal  to  the 
demand. 

Mr.  Richards,  an  Assistant  Labour  Commissioner,  says  :  "I  do  not 
remember  in  any  district  to  have  found  a  good  cottage  vacant,"  and 
similar  statements  in  greater  detail  appear  in  the  Labour  Commission 
Report  with  reference  to  Suffolk,  Norfolk,  Essex,  Cornwall,  Oxfordshire, 
Berks,  Bucks,  Gloucester,  and  Wales. 

Three  enquiries  have  recently  revealed  the  following  facts  with 
regard  to  certain  of  our  rural  districts  : — 

One  enquiry  shewed  that  in  78  villages,  containing  4,179  cottages,, 
there  were  1,000  bad  or  extremely  bad;  2,500  with  no  fireplace  or  other 
efficient  ventilation  in  any  bedrooms;  700  with  water  supply  bad  or 
absent. 

Another  enquiry  shewed  that  in  240  villages,  with  10,000  dwellings, 
there  were  5,000  bad  cottages,  and  that  in  30  villages,  gross  overcrowding 
was  prevalent. 

A  third  enquiry  was  made  in  1897  by  the  Land  Law  Reform 
Association  into  the  condition  of  the  cottages  in  nearly  400  villages, 
chosen  from  all  parts  of  the  country.  In  half  the  villages  the  general 
condition  of  the  cottages  was  found  to  be  "  unsatisfactory,"  or  "  very 
bad ; "  in  over  a  quarter  the  water  supply  was  bad  ;  in  over  a  quarter 
there  were  not  enough  houses  for  the  people;  three-quarters  of  the 
cottages  had  not  more  than  two  bedrooms ;  two-thirds  of  the  cottages 
had  no  fireplaces,  and  therefore  no  ventilation  in  the  bedrooms. 

In  both  town  and  country,  cases  have  occurred  where  families  have 
had  to  go  into  the  workhouse  for  shelter  because  they  could  not  get  a 
house  to  live  in. 

Villa  Districts. — In  many  of  the  new  middle-class  residential 
towns  and  villages,  most  of  the  working-class  population  are  found 
crowded  into  a  small  area,  corresponding  to  the  "  Ghetto  "  of  the  Jews 
in  the  Middle  Ages,  and  a  remarkable  phase  of  the  question  at  present 
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is  the  fact  that  an  acute  housing  problem  exists  in  nearly  all  the  large 
villa  districts  near  London,  as  well  as  in  most  fashionable  watering  places. 

The  following  paragraphs  from  a  memorandum  presented  to  the 
Richmond  town  council,  in  1892,  with  reference  to  the  housing  accom- 
modation of  the  working  classes  in  Richmond,  apply  in  many  particulars 
at  the  present  time,  and  with  a  change  of  name  may  also  indicate  what 
the  position  of  affairs  is  in  many  other  towns  of  a  similar  character. 

The  existing  housing  accommodaiion  for  the  working  classes  in  Richmond  is — 

(1)  Insufficient  in  quantity. 

(2)  Inferior  in  quality. 

Its  insufficiency  is  evident  from  the  fact  that  many  men  who  work  in  Richmond 
are  compelled  to  live  in  adjacent  parishes  at  a  distance  from  their  work,  and  also 
because  it  is  practically  impossible  to  find  a  decent  cottage  unlet  in  any  part  of  the 
borough  at  any  time  of  the  year.    The  evils  arising  from  this  cause  are — 

{a)  Exorbitant  rents,  which  are  increasing  year  by  year,  and  which  are  out  of 

all  proportion  to  the  earnings  of  the  tenants. 
(d)  Overcrowding,  which  is  accentuated  in  consequence  of  the  necessity  in 
many  cases  for  the  tenant  to  recoup  himself  for  some  part  of  the  rent 
by  letting  off  a  part  of  the  cottage  to  lodgers. 
(c)  The  occupation  of  dirty  hovels  and  unhealthy  slums,  which  would  be 
untenanted  were  there  a  sufficient  supply  of  decent  cottages. 
Unfortunately  the  excess  of  the  demand  for  cottages  over  the  supply,  enabies 
landlords  to  increase  the  rents  when  an  outlay  is  made  iur  repairs  or  sanitary 
purposes,  so  that  the  tenants  dare  not  insist  upon  their  cottages  being  put  in  a 
proper  state  of  repair.    Very  little  is  done  by  most  landloids  except  upon  the  order 
of  the  sanitary  authority,  and  then  the  unfortunate  tenant  frequently  has  to  pay 
dearly  for  it  by  an  excessively  disproportionate  increase  in  rent. 

General  Statistics  as  to  Deficient  Accommodation. — It  is 

very  difficult  to  compare  the  quantity  of  accommodation  now  and 
ten  years  ago,  as,  owing  to  the  elastic  interpretation  of  the  census 
definition  of  "house,"  there  might  be  shewn  in  the  census  returns  more 
"houses"  {i.e.,  such  as  separate  dwellings  in  flats),  and  yet  not  a 
satisfactory  increase  in  the  number  of  rooms.  Broadly  speaking,  how- 
ever, while  there  is  an  increase  in  rents  all  round,  the  tendency  seems 
to  be  towards  " averaging "  workmen's  homes;  that  is,  improving  the 
worst  and  dragging  down  the  best — by  no  means  a  satisfactory  process, 
although  it  is  only  going  on  slowly. 

The  census  returns  of  1901  are  not  yet  complete,  so,  except  where 
otherwise  stated,  the  following  figures  relate  to  the  census  of  1891. 
The  particulars  for  London  and  Lancashire,  however,  show  for  rgoi  a 
steady  decrease  in  the  worst  kinds  of  dwellings,  but  not  sufficient  to 
affect  the  general  conclusions  to  be  drawn  from  the  returns  of  1891. 
It  is  probable  that  the  slight  decrease  in  the  average  number  of  persons 
per  house  may  be  partly  due  to  the  temporary  flush  of  prosperity  during 
the  past  six  years,  which  has  manifested  itself  in  regard  to  other 
conditions  of  life,  such  as  food,  drink,  and  holidays.  That  is  to  say, 
owing  to  exceptionally  good  times,  the  workman  has  been  able  to  pay 
more  money  for  rent,  and  thus,  in  many  cases,  get  a  better  article  than 
he  could  normally  secure.  It  is  remarkable,  moreover,  that  in  London 
there  was  a  distinct  decrease  in  relative  accommodation  during  the  years 
1891-1896  (London  census,  T896).  The  growth  of  suburbs,  due  to  recent 
developments  in  cheap  transit,  has  also  probably  played  a  part.  At  its 
best,  however,  the  improvement  is  hopelessly  inadequate. 
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Taking  England  and  Wales  as  a  whole,  the  census  of  1891  shewed 
3^  million  people  living  in  overcrowded  dwellings,  while  660,000  had 
only  one  room  to  live  in.  Unfortunately,  the  census  returns  in  England 
do  not  give  the  total  number  of  rooms  available  in  working  class 
dwellings;  but  in  Scotland  we  see  by  the  census  of  1901  that  there 
were  only  3,022,077  rooms  for  969,318  families,  including  all  classes, 
or  an  average  of  three  rooms  to  each  family,  the  total  population 
thus  housed  being  4,472,000.  In  1891  fifty  per  cent,  of  these  were 
"overcrowded"  on  the  basis  of  the  census  definition. 

In  the  large  towns  matters  are  very  bad,  and  the  following  figures, 
based  upon  the  census  returns  and  the  official  reports  of  the  various 
councils,  give  some  idea  of  ihe  scarcity  of  the  supply  and  of  its  unsatis- 
factory character.  So  enormous  are  the  numbers,  that  it  must  be 
clear  the  whole  mass  of  the  workers  are  affected,  and  not  merely  "the 
poorest  poor." 

Two-thirds  of  the  present  population  of  London  have  houses  con- 
taining not  more  than  four  rooms,  and  these  in  most  cases  without 
adequate  sanitary  conveniences,  open  spaces,  sunlight,  and  air.  In  1891 
about  900,000  people  (equal  to  the  entire  population  at  the  beginning 
of  the  19th  century)  were  living  in  overcrowded  rooms.  At  least, 
386,000  had  to  sleep,  wash,  dress,  cook,  eat,  live,  and  die  in  that 
abomination,  the  "  one  room  dwelling." 

In  Glasgow,  the  second  city  of  the  Empire,  and  "the  modern 
municipality,"  things  are  worse.  No  less  than  one-fifth  of  the  people 
live  in  one  room  dwellings;  more  than  half  the  people  have  houses  with 
not  more  than  two  rooms;  87  per  cent,  have  three  rooms  and  less, 
while  90  per  cent,  of  the  new  houses  built  during  the  last  three  years 
have  not  more  than  three  rooms. 

In  Edinburgh,  "  the  modern  Athens,"  more  than  half  the  "  homes  " 
consist  of  one  and  two  rooms,  while  in  some  districts,  such  as  the 
Canongate  and  S.  Giles,  this  proportion  is  as  high  as  70  per  cent. 

In  Hull,  during  two  years,  covered  by  a  recent  report,  the  population 
had  increased  by  9,000,  but  there  were  only  1,200  more  dwellings,  thus 
shewing  on  the  basis  of  existing  occupation  a  deficiency  of  4,000  places. 
Of  those  in  existence,  over  36,000  houses  (three-fourths  of  the  houses 
in  Hull)  had  either  no  back  way  or  had  "  privies  "  within  6  ft.  of  the 
doors  or  windows. 

An  official  report  on  the  city  of  Dublin,  in  1900,  shewed  that  10,000 
persons  were  in  want  of  accommodation,  and  that  6,000  families  were 
improperly  housed. 

In  Birmingham,  during  the  last  ten  years,  the  number  of  dwellings 
at  a  rental  of  about  5/-  per  week  has  been  reduced  from  57,250  to 
54,448,  and  including  the  worst  slums,  only  174  of  these  were  vacant. 

In  1891  there  were  armies  of  overcrowded  working  people,  numbering 
in  Birmingham,  68,000;  Leeds,  60,000;  Liverpool,  56,000;  Manchester, 
41,000;  and  Sheffield,  37,000.  In  Newcastle,  Gateshead,  Sunderland, 
and  the  counties  of  Northumberland  and  Durham  one-third  of  the  total 
population,  urban  and  rural,  live  in  overcrowded  homes. 
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This  enormous  amount  of  overcrowding  not  only  enables  high  rents 
to  be  obtained,  but  by  the  increased  wear  and  tear  of  houses,  by  the 
strain  it  imposes  on  inadequate  sanitary  appliances  and  resources,  by 
the  dirty  and  unsanitary  habits  it  engenders,  quickly  drags  down  even 
those  houses  which  in  themselves  are  structurally  sanitary  when  not 
overcrowded,  and  thus  creates  new  slums  faster  than  the  old  ones  can 
be  improved,  besides  establishing  among  numbers  of  young  people  a 
low  standard  of  home  life  and  sanitation  which  years  of  education  will 
be  required  to  eradicate. 

Overcrowding  on  Area — the  "  Box  Dwellers." — What  adds 
to  the  evil  in  some  large  cities  is  the  unsatisfactory  type  of  dwelling 
so  largely  in  evidence — a  type  borrowed  to  a  certain  extent  from 
continental  cities — in  the  shape  of  tall  blocks  containing  great  heaps 
of  humanity,  most  of  whom  are  frequently  such  a  distance  from  the 
street  entrance  that  the  women  and  very  young  children  are  practically 
so  many  "box  dwellers  "  during  a  greater  part  of  the  twenty-four  hours. 

Not  only  in  the  United  Kingdom,  but  in  most  of  the  great  cities  of  the 
world  the  people  are  overcrowded  on  areas  as  well  as  in  rooms. 
This  arises  in  two  ways.  In  the  first  place,  especially  in  England, 
an  inadequate  amount  of  open  ground  space  is  left  round  each 
building;  and  in  the  second  place,  by  means  of  piling  up  rooms  several 
storeys  high,  light  is  obstructed  and  the  air  is  polluted  much  more 
quickly  than  it  can  be  removed  or  purified.  The  latter  system  prevails 
more  in  Glasgow  and  in  continental  cities  than  it  does  in  London,  and 
this  partly  explains  why  Paris,  with  only  14  per  cent,  of  its  population 
overcrowded  in  rooms,  has  a  higher  death  rate  than  London  with  20  per 
cent,  overcrowded.  It  is  a  very  significant  fact  that  in  spite  of  strict 
supervision,  careful  structural  sanitary  arrangements,  and  a  picked 
population,  the  death  rates  in  model  block  dwellings  in  London  is 
often  as  much  as  30  per  cent,  higher  than  the  average  of  all  classes  of 
dwelHngs  in  the  adjoining  county  of  Surrey,  while  deaths  from  phthisis, 
scarlet  fever,  and  diphtheria  have  often  been  higher  in  these  model 
blocks  than  the  average  of  London — slums  and  overcrowded  rooms  and 
old  houses  all  included. 

Dr.  Poore  has  shewn  in  his  "Rural  Hygiene"  what  an  important  part 
modem  methods  of  sanitation  (especially  sewage  systems  and  high- 
pressure  water  supply)  have  played  in  favouring  the  overcrowding  of 
dwellings  on  area,  but  the  scarcity  of  sites  has  had  a  great  deal  more  to 
do  with  it  than  anything  else. 

Another  very  unsatisfactory  feature  is  the  use  by  two  or  more 
tenants  of  houses  constructed  for  one  family.  This  not  only  applies  to 
existing  dwellings,  but  to  much  of  the  new  accommodation  being 
provided  in  the  suburbs. 

Much  of  the  existing  supply  is  unhealthy.— The  "back- 
to-back"  houses  in  our  northern  and  midland  towns  are  cheap  to 
build,  but  with  their  corresponding  type — the  London  mews  or  stable 
dwellings— they  are  also  examples  of  "dangerous"  houses  which  become 
more  sc  when  overcrowded  either  on  area  or  in  rooms.  These  dweUings 
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as  a  rule  have  only  the  front  open  to  ventilation,  the  other  three  sides 
being  without  windows  or  doors,  so  that  there  is  seldom  a  proper 
through  current  of  air. 

It  is  not  to  be  wondered  at  that  we  find  districts  with  a  large 
percentage  of  these  dwellings  have  a  high  mortality  from  lung  diseases, 
phthisis,  and  zymotic  diseases,  especially  where  the  streets  are  narrow 
and  the  houses  closely  packed.  In  some  cases  the  general  death  rate 
for  large  groups  of  population  living  in  them  amounts  to  from  30  to 
37  per  1,000,  that  is  double,  or  even  treble,  what  might  be  called  a 
natural  death  rate. 

In  addition  to  the  existence  of  so  many  dwellings  of  an  unhealthy 
type  or  plan,  we  find  in  many  of  the  towns  where  rents  are  comparatively 
low  that  the  structural  defects  of  the  houses  are  very  numerous — one 
of  the  most  common  being  the  absence  of  a  proper  water  closet,  and 
the  existence  of  privy  middens  or  closets,  next  to  impossible  to  keep 
clean.  In  Liverpool,  in  the  year  1898,  no  less  than  68,408  closets  were 
found  dirty,  and  had  to  be  cleaned  by  order  of  the  local  authorities;  in 
Manchester  there  were  76,663  pail  closets,  22,935  iiiidden  privies,  and 
12,161  wet  middens;  in  Nottingham  there  were  40,000  pail  closets ; 
and  in  Sunderland  there  were  it, 000  large  open  privy  middens,  which 
had  to  be  emptied  on  to  the  streets. 

Some  of  the  consequences  of  Bad  Housing.^ — It  is  not  to 

be  wondered  at,  therefore,  that  some  of  these  towns  were  among  those 
having  the  highest  death  rates  in  the  country,  varying  from  22*5  per 
thousand  for  the  whole  of  Sunderland  to  36  per  thousand  in  the  slums 
of  that  town;  similarly  for  Liverpool,  from  23-9  to  even  60  per  thousand; 
and  for  Manchester  from  21 '8  to  49*2  per  thousand. 

In  the  light  of  these  facts  and  figures,  we  can  realise  why  the  people 
in  the  central  districts  of  London  as  a  whole  die  at  the  rate  of  from  26 
to  30  per  thousand,  while  in  the  slum  districts  the  death  rate  is  as  high 
as  40  and  50  per  thousand,  as  compared  with  a  death  rate  of  13*5  in 
the  adjacent  counties  of  Surrey  and  Middlesex.  We  can  also  understand 
why  there  has  been  no  material  decrease  in  the  mortality  of  these 
districts  since  1841,  notwithstanding  the  great  advances  made  in  sanita- 
tion and  medical  science.  We  see  Glasgow  with  a  death  rate  of  21  "6 
per  thousand,  Edinburgh  with  197,  Liverpool  (with  its  12,000  cellar 
dwellers),  the  most  unwholesome  place  in  the  country  for  little  children, 
with  a  death  rate  which  increased  from  227  in  1896  to  26'4in  1899,  or 
(according  to  the  medical  ofificer)  from  21 '4  to  24*3. 

Manchester  having  8,000  men  rejected  out  of  11,000  intending 
recruits,  on  the  ground  of  physical  unfitness  for  serving  in  the  army ; 
Durham,  the  most  overcrowded  county  in  England,  at  the  head  of  the 
list  for  drunkenness ;  Sheffield,  with  a  death  rate  of  4-39  from  zymotic 
diseases,  nearly  double  the  average  for  the  whole  country,  and  five 
times  that  of  Hampstead ;  Birmingham,  with  eleven  streets,  shewing  a 
death  rate  of  from  33  to  42  per  thousand,  equal  to  that  of  our  army  in 
South  Africa  from  all  causes,  including  battle,  disease,  privation,  and 
accident. 
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Intemperance,  loss  of  vitality,  mental  and  physical  weakness,  disease, 
and  death,  have  all  been  shewn  over  and  over  again  to  be  directly  due 
and  proportionate  to  the  extent  of  overcrowding. 

The  golden  glories  of  the  gin  palace  flourish  side  by  side  with  the 
most  squalid  slums ;  the  most  overcrowded  counties  are  those  with  the 
most  drunkenness  ;  pauper  lunatics  are  on  the  increase  precisely  where 
the  house  famine  is  most  acute;  and  local  authorities  that  ought  to 
build  decent  homes  for  the  people  are  building  isolation  hospitals  and 
asylums  instead. 

In  1899  we  find  209,569  spent  on  the  enlargement  of  work- 
houses. There  were  15,981  paupers  on  the  permanent  medical  list,  and 
109,653  orders  for  medical  attendance  by  the  poor  relief  authorities. 

What  injures,  debases,  and  kills  the  body,  debases,  injures,  and 
destroys  the  mind.  There  were  72,007  pauper  lunatics  in  England 
costing  748,558,  and  the  increase  during  the  last  ten  years  was 
i8,73S  (36  per  cent.),  costing  an  extra  ^536,839.  Lancashire  alone 
spent  ^.265,426  in  two  years  building  new  lunatic  asylums. 

The  London  figures  with  regard  to  pauper  lunacy  were  recently 
analysed  by  the  Mayor  of  Poplar,  who  shewed  that  whereas  the  increase 
for  all  London  was  I'g  per  cent,  the  overcrowded  districts  were 
responsible  to  the  extent  of  iot  per  cent.,  thus  demonstrating  the 
intimate  connection  between  overcrowding  and  insanity. 

All  the  Working  Classes  affected — not  merely  the  Poorest 

Poor. — If  the  foregoing  particulars  mean  anything,  they  must  conclusively 
establish  the  widespread  nature  of  the  evil,  and  the  fact  that  it  affects 
not  the  indigent  poor  alone,  but  the  great  mass  of  working  people  of  all 
grades,  threatening  to  undermine  the  whole  fabric  of  healthy  family 
life,  and  permanently  to  stereotype  a  lower  standard  of  house  accom- 
modation than  is  either  decent  or  healthy. 

It  is  plain,  therefore,  that  a  very  large  increase  in  the  supply  of  all 
kinds  of  sanitary  housing  accommodation  for  all  grades  of  workers  in 
all  parts  of  the  country,  is  the  only  measure  likely  to  have  a  material 
effect  in  lessening  the  evil.  Other  alternatives  have  been  tried  and 
found  to  be  mere  expensive  tinkerings  with  or  repetition  and  aggravation 
of  existing  bad  conditions.  Many  persons  advocate  demolition  of 
insanitary  areas  and  closing  of  unhealthy  premises  as  the  first  and  proper 
steps  to  be  taken.  They  would  be,  however,  decidedly  injurious  to  the 
welfare  of  the  poor,  and  detrimental  to  continued  action  in  the  same 
direction,  until  some  proper  provision  is  made  for  rehousing  the  persons 
thus  displaced. 

Demolition  is  costly  and  useless  where  the  House  Famine 
pre'trails. — It  is  now  notorious  that  the  closing  or  demolition  of  houses 
under  sees.  32  to  39  of  Part  II  of  the  Housing  of  the  Working  Classes  Act, 
1890,  and  the  clearance  of  insanitary  areas  under  Part  I  of  the  same 
Act,  by  restricting  still  more  the  already  inadequate  accommodation, 
have  tended  to  increase  overcrowding  in  other  houses,  to  force  up  rents, 
and  to  scatter  up  and  down  among  the  dwellings  of  the  industrious  poor 
elsewhere,  all  the  bad  elements,  habits,  and  diseases,  moral  and  physical,  ' 
that  are  generated  and  fostered  in  the  worst  slums.     Hence,  while  the 
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plague  spots  have  disappeared,  and  the  disease  has  lessened,  in  local 
intensity,  the  general  sanitary  condition  of  the  district  as  a  whole  has 
not  m-iterially  improved  for  any  length  of  time. 

Another,  and  absolutely  fatal,  objection  to  continued  procedure 
with  improvement  schemes  under  Parts  I  and  II  of  the  Act  of  1890,  is 
their  enormous  cost.  Apart  altogether  from  the  usefulness  or  otherwise 
of  doing  their  duty  in  this  respect,  local  authorities  dare  not  do  one-tenih 
of  what  is  considered  necessary  for  fear  of  overwhelming  the  already 
much  burdened  ratepayer,  The  Metropolitan  Board  of  Works  spent 
500,000  in  merely  pulling  down  old  houses.  The  London  County 
Council  is  spending  114,800  in  clearing  insanitary  areas,  at  a  cost 
of  from  ;!^5o  to  jQ'jo  per  head  of  persons  displaced,  or  from  ;i£^3oo  to 
^"500  for  each  family.  Manchester  has  spent  ;^i52,623  in  displacing 
2,635  persons;  Greenock,  ;j<"i27,5oo;  Douglas,  ^80,000;  Dublin, 
^50,000.  Swansea's  schemes  have  cost  ;^3,288  per  annum,  and 
Wolverhampton's  nearly  ;£'],ooo.  Liverpool,  in  ten  years,  has  diminished 
accommodation  by  pulling  down  4,200  houses  and  only  building  830; 
and  the  Vicar  of  S.  Ambrose  has  stated  that,  in  one  case,  seventy 
families  thus  unhoused  had  come  to  live  in  cellars  in  his  parish. 

It  need  scarcely  be  added  that  the  expenditure  of  these  large  sums 
of  money  in  buying  up  slum  property  has  greatly  increased  the  value 
of  the  remaining  slums,  which  will  cost  more  to  deal  with  in  their 
turn,  and  it  has  encouraged  the  development  of  a  new  industry — viz., 
the  buying  up  of  property  in  insanitary  areas  in  order  to  reap  a  rich 
harvest  of  compensation  from  the  municipal  pocket. 

The  Sanitary  Law  is  paralysed  at  present. — The  Local 
Government  Board,  in  a  circular  dated  June  22nd,  1900,  rightly 
pointed  out  that  local  authorities  should  have  a  house-to-house  in- 
spection in  their  districts  with  a  view  to  ascertain  what  nuisances  call 
for  abatement  and  what  houses  are  unfit  for  human  habitation  (Public 
Health  Act,  1875,  ^^c-  92>  and  Housing  of  Working  Classes  Act,  1890, 
sec.  32).  The  circular  also  shows  that  very  effective  powers  are 
possessed  for  securing  the  abatement  of  such  nuisances ;  but  it  fails — 
and  here  is  its  weak  point — it  fails  to  recognise  how  the  enforcement  of 
these  powers  injuriously  affects  the  working  classes  themselves. 

Now,  what  happens  to  the  working-man  in  whose  interest  the  local 
authorities  dare  to  carry  out  their  duties  as  regards  the  abatement  of 
nuisances?  When  the  sanitary  inspector  calls,  the  tenant  remembers 
that  although  the  house  certainly  is  unhealthy,  yet  a  poor  house  is  better 
than  none,  and  that  if  he  offends  the  landlord  he  stands  a  chance  of 
being  turned  out  without  any  prospect  of  getting  even  as  good  a  house 
for  the  same  money  elsewhere.  He  knows,  by  sad  experience,  what 
many  of  our  legislators  and  other  public  men  are  only  now  beginning 
reluctantly  to  recognise,  that  there  is  "a  house  famine  in  the  land"  for 
people  of  his  class,  and  that  he  must  either  put  up  with  an  inferior 
article  in  the  matter  of  house  accommodation,  or  be  prepared  to  pay  an 
excessively  disproportionate  increased  rent  in  respect  of  any  large  outlay 
made  by  his  landlord  on  sanitary  improvements.  Only  too  frequently, 
then,  he  dreads  the  visits  of  the  sanitary  inspector  more  than  the  slum- 
owner  himself  does. 
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If  this  is  so  in  the  case  of  the  ordinary  nuisance  requiring  abate- 
ment, what  must  it  be  in  dealing  with  the  overcrowding  nuisance? 
Wholesale  evictions  would  have  to  commence  in  all  our  large  towns, 
and  in  many  even  of  our  rural  villages ;  penalties  not  exceeding  £5 
in  the  provinces,  and  not  exceeding  ^10  in  London,  would  have  to  be 
infiicted  upon  working  men  tenants  by  the  hundred  thousand  as  well  as 
upon  house-owners.  Even  if  the  work  were  done  gradually  and  in 
certain  districts,  the  only  result  would  be  to  drive  the  people  into  other 
districts  to  repeat  and  intensify  the  same  evils.  It  is  not  surprising, 
therefore,  under  present  circumstances,  that  so  far  as  the  abatement  of 
nuisances  in  existing  dwellings  is  concerned,  local  authorities  get  very 
little  support  from  the  working  classes  themselves,  and,  further,  that 
they  dare  not  carry  out  the  Public  Health  Acts  for  fear  of  inflicting 
worse  evils  upon  the  people  than  those  they  endure  at  present. 
Members  of  local  authorities  know  full  well  that  if  there  were  an 
adequate  supply,  or  the  prospect  of  an  adequate  supply  of  healthy 
houses,  the  great  mass  of  the  people  would  be  on  their  side  in  enforcing 
the  Public  Health  Acts,  but  with  the  present  increasing  scarcity  of 
house-room  they  are  compelled,  in  the  tenants'  interest,  to  allow  these 
laws  to  remain  to  a  great  extent  a  dead  letter. 

If  there  were  in  every  district  a  sufificient  number  of  additional 
healthy  houses  provided  directly  or  indirectly,  by  or  through  private  or 
municipal  organisation  or  assistance,  and  let  at  reasonable  rents,  the 
tenants  of  worse  houses  would  quickly  get  into  the  new  dwellings.  Thus 
step  by  step,  or,  rather,  grade  by  grade,  the  whole  housing  conditions 
of  the  locality  would  be  raised,  and  the  very  worst  slums  would  be  left 
untenanted.  The  main  causes  which  now  prevent  strict  enforcement 
of  the  sanitary  laws  would  not  exist,  and  a  rigid  system  of  regulation  and 
inspection  could  be  applied  to  those  who  have  inherited  or  acquired  "slum 
dwelling  as  a  disease" — the  only  method  of  treatment  likely  to  be  successful 
in  their  case.  Unfortunately,  this  constructive  part  of  housing  reform — 
the  most  essential  part  of  all — has  been  more  neglected  than  any  other  part. 

Private  enterprise  alone  has  failed  all  round.— It  has 
been  assumed  by  thousands  who  ought  to  have  known  better  that 
private  enterprise  would  do  all  that  was  necessary  in  that  respect, 
but  private  enterprise  unstimulated,  unregulated,  unassisted,  undirected, 
has  hopelessly  failed.  It  has  left  us  face  to  face  with  a  very  deficient 
supply ;  it  has  given  us  the  old  slums,  it  has  given  us  only  too  often 
acres  and  acres  of  new  slums  in  the  suburbs,  jerry-built  "  brick  boxes 
with  slate  Hds"  dumped  down  on  dust  heaps,  and  put  up  mainly  with 
the  object  of  getting  a  quick  profit  in  the  few  years  which  will  elapse 
before  they  degenerate  into  slum  dwellings  almost  as'  bad  as  the  old 
ones  in  our  midst.  Where  the  new  houses  are  well  built  and  on  good 
sites,  they  are  of  an  unsuitable  type,  and  the  rents  are  so  unreasonably 
high  as  to  be  beyond  the  means  of  one  family,  so  they  have  to  be  sub- 
let to  other  families,  and  thus  by  overcrovvding,  with  the  increased  wear 
and  tear  following  in  its  train,  they  rapidly  deteriorate,  and  leave  the 
housing  of  the  mass  of  the  people  as  bad  in  many  respects  as  it  was 
before.  The  product  of  private  enterprise,  then,  is  insufficient  in 
quantity  and  inferior  in  quality. 
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The  Building  Acts  and  byelaws,  although  excellent  in  their  way,  are 
not  sufficient  in  themselves  to  prevent  the  erection  of  houses  of  an 
inferior  quality  any  more  than  the  Public  Health  Acts  have  been 
sufficient  to  ensure  the  prevention  of  overcrowding  and  other  nuisances, 
but  strange  to  say  both  have  acted  adversely  on  the  supply  of  a  sufficient 
quantity  of  new  houses,  for  a  mere  compliance  with  the  letter  of  the 
sanitary  laws  has  added  to  the  cost  of  erection  and  maintenance  of  new 
houses,  and  has,  therefore,  lessened  the  profitable  inducements  to  build 
more  cottages,  besides  necessitating  higher  rents.  This  check  on 
private  enterprise  has  been  still  more  strengthened  by  the  increase  in 
local  rates  arising  mainly  out  of  expenses  incurred  by  the  local  authorities 
in  carrying  out  the  Sanitary  Acts.  It  cannot  be  too  strongly  insisted 
upon  that  the  increased  cost  of  building  has  more  to  do  with  the  house 
famine  in  suburban  and  rural  districts  than  the  cost  of  land. 

The  difficulty  of  obtaining  land  as  a  site  for  workmen's  dwellings 
has  handicapped  private  enterprise  very  severely,  and  much  of  the 
inferior  housing  accommodation  recently  provided  is  due  to  the  con- 
ditions of  sale  or  lease  being  so  oppressive  and  exacting  as  to  compel 
the  builder  to  spoil  the  sanitary  condition  of  his  houses  in  order  to 
make  both  ends  meet. 

This  "  corner  "  in  land  has  operated  very  injuriously  on  those  semi- 
private,  semi-public,  semi-philanthropic  bodies  such  as  artisans'  dwellings' 
companies  and  co-operative  societies,  that  have  been  endeavouring  to 
cope  with  the  deficiency  in  the  supply  of  good  houses.  So  much  has  their 
work  been  hampered  by  this  and  other  causes,  that  the  great  public 
companies  and  trusts,  after  building  over  30,000  dwellings,  have  prac- 
tically suspended  operations  during  the  past  ten  years,  in  spite  of  the 
average  return  of  four  and  a  half  per  cent,  which  they  get  on  their 
capital. 

Some  people  who  are  careless  about  their  dates  are  in  the  habit  of 
attributing  this  slackening  of  private  enterprise  in  house  building  to  the 
fact  that  the  municipalities  have  lately  been  building  dwellings.  It  is, 
therefore,  necessary  to  point  out  that  not  enough  building  has  been 
done  anywhere  by  municipal  enterprise  to  have  any  material  effect 
upon  private  enterprise,  and  that  the  practical  cessation  of  building  by 
the  large  dwellings'  companies  in  London  dates  back  at  least  as  far  as 
1890 — four  years  before  the  London  County  Council  had  erected  a 
single  dwelling.  As  a  matter  of  fact,  it  is  rather  significant  that  ordinary 
private  enterprise,  although  very  slack  up  to  1895  (before  the  London 
County  Council  completed  its  first  large  scheme),  has  been  much  more 
active  since  the  County  Council  has  been  building  on  a  large  scale. 

Public  and  private  enterprise  must  be  combined.— Such  a 
vast  amount  of  new  accommodation  is  required  that  there  is  room  for 
all  agencies — municipal  or  otherwise — to  assist  in  the  work,  and  it  is 
clear  that  instead  of  creating  friction  by  merely  pitting  the  one  against 
the  other  as  the  "only"  cure,  it  will  be  necessary  to  combine  and 
utilise  every  available  remedy  of  either  public  or  private  origin  if  the 
present  serious  deficiency  of  healthy  house-room  is  to  be  met  by  the 
provision  of  a  sufficient  number  of  new  dwellings. 
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The  co-operative  societies,  who  are  at  present  doing  most  useful 
work  in  building  houses,  and  spreading  the  light  on  the  question,  find 
their  housing  schemes  "cribbed,  cabined,  and  confined"  by  the  difficulty 
of  obtaining  land  in  a  suitable  position  and  on  equitable  terms.  They 
have  provided  over  25,000  houses,  at  a  cost  of  about  ;,^5, 000,000,  and 
are  eager  in  many  districts  to  lay  out  hundreds  of  thousands  of  pounds 
year  by  year  in  the  creation  of  more  healthy  homes.  All  the  various 
agencies — religious,  philanthropic,  and  commercial — that  might  be 
tempted  to  build  good  dwellings,  need  land  and  municipal  organisation 
as  the  concomitants  to  any  successful  work  on  a  large  scale.  The  local 
authorities  are  the  only  bodies  entrusted  with  compulsory  powers  of  land 
purchase  for  the  purpose  of  providing  sites  for  workmen's  dwellings, 
and  it  is  plain  that  we  must  look  to  them  in  most  cases  at  any  rate  for 
the  initiative  in  effective  efforts  to  secure  the  great  quantity  of  new 
and  healthy  house  room  required. 

New  Sites  must  be  under  more  complete  public  control  — 
It  may  not  be  equally  obvious  to  everyone,  but  it  is  to  most  people 
with  a  practical  experience  of  the  question,  that  the  location  and 
planning  out  of  all  sites,  together  with  the  determination  of  the  nature 
of  the  buildings  and  their  management  after  erection  should  be  more 
effectively  under  the  control  of  the  local  sanitary  authority  than  they 
are  at  present.  This  can  best  be  secured  by  the  local  authority 
becoming  the  ground  landlord  of  future  cottages  wherever  practicable, 
and  giving  easy  terms  financially  to  builders,  companies,  and  societies 
in  return  for  such  restrictions  and  regulations  in  the  lease  as  will 
secure  the  sanitary  welfare  of  the  tenants.  In  continental  cities,, 
notably  in  Berlin,  much  good  has  been  done  by  conferring  very  great 
powers  of  regulation  in  the  foregoing  respects  without  making  the 
local  authority  the  ground  landlord,  but  our  political  system  will  not 
readily  admit  of  such  powers  being  exercised  by  a  person  or  authority 
other  than  the  freeholder  of  the  land,  and  even  in  Berlin  the  powers 
of  the  authority  are  not  so  successful  in  securing  the  erection  of  good,, 
well-maintained  property  as  are  the  leases  of,  say,  the  Duke  of  Devon- 
shire in  East'.journe. 

In  Berlin,  building  may  not  be  done  in  advance  of  the  sewerage  of  the  land  ^ 
special  permits  must  be  obtained  for  the  erection  of  houses  on  plots  of  ground  not 
bordering  on  a  public  street  ;  new  sites  must  only  be  built  upon  up  to  two-lhirds  of 
their  extent  ;  courts  or  yards  of  at  least  645  square  feet  must  be  provided  ;  dwelling 
houses  may  only  be  erected  up  to  five  storey.-,  and  as  high  as  the  street  is  wide, 
and  not  more  than  72  feet  in  any  case  ;  a  free  space  of  from  8  to  20  feet  must  be  left 
between  all  buildings  ;  the  lowest  floor  must  be  elevated  15  inches  above  the  highest 
known  level  of  ground  water  ;  and  the  general  laying-out  of  streets  is  under  special 
municipal  control. 

The  taxation  of  site  values  instead  of  houses  is  a  most  valuable 
proposal,  inasmuch  as  it  would  tend  to  discourage  the  undue  holding 
back  of  sites  from  the  market,  and  would  at  the  same  time  relieve  the 
dwellings  of  a  large  part  of  their  annual  burdeh  of  expenses.  It  would, 
however,  require  an  alteration  in  the  law,  whereas  there  are  many 
powers  of  local  authorities  under  the  existing  law  which  could  be  put 
into  operation  with  great  advantage. 

Some  immediately  necessary  measures. — The  one  immediate 
step  towards  relieving  the  house  famine  is  obviously  the  provision  of 
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suitable  sites  in  or  near  every  district  by  compulsory  purchase  where 
necessary,  and  what  is  equally  important,  by  some  authority — the 
municipality  for  preference — which  will  insist  upon  the  estate  being  so 
laid  out,  and  upon  the  buildings  being  so  constructed  and  maintained 
as  to  prevent  the  creation  of  such  new  slum  areas  as  are  to  be  found 
on  the  outskirts  of  all  large  cities. 

The  next  step  is  the  organisation  of  comniittefs  and  companies  to 
assist  the  local  authorities  in  promoting  a  plentiful  supply  of  new 
dwellings  on  such  sites.  Concurrently  with  these  there  should  be 
established  a  system  of  electric  trams  and  trains,  giving  cheap,  rapid, 
frequent,  and  easy  access  to  and  from  all  parts  of  each  district. 

Cheap  transit  as  the  only  remedy  will  not  suffice. — 

It  follows,  from  the  foregoing  remarks,  that  the  mere  provision  of 
means  of  cheap  transit,  while  a  first  step  in  housing  reform  is  not  the 
first  step,  and  most  decidedly  is  not  the  only  step  needful.  In  fact,  in 
many  towns  where  it  has  been  fully  tried,  the  evils  of  bad  housing  have 
often  increased  rather  than  diminished,  and  it  is  a  significant  fact  that 
most  of  the  suburban  districts  near  London,  where  it  is  proposed  to 
house  the  overcrowded  workers  of  London  proper,  have  found  it  necessary 
to  ask  the  Local  Government  Board  for  permission  to  build  additional 
dwellings  for  their  own  inhabitants,  owing  to  the  scarcity  of  house-room. 

Building  by  local  authorities — advantages  and  difficulties. 

If  local  authorities  were  to  build  largely  themselves,  in  addition  to 
providing  land  for  others  to  build  upon,  they  would  be  able  to  assist  in 
meeting  the  demand  for  more  house  room ;  to  provide  an  effective 
check  where  necessary  on  exorbitant  rents ;  to  set  up  a  standard  of  a 
decent  sanitary  home  that  a  working  man  might  reasonably  expect;  and 
to  establish  a  model  street  of  well-managed  houses  in  every  district,  as  an 
object  lesson  for  other  landlords.  It  need  scarcely  be  added  that  in  the 
event  of  private  enterprise  not  being  forthcoming,  it  would  undoubtedly 
be  the  bounden  duty  of  the  municipality  to  provide  the  whole  of  the 
necessary  accommodation.  Unfortunately,  in  carrying  out  this  vitally 
important  part  of  their  duty,  local  authorities  are  seriously  handicapped 
by  sins  of  omission  and  commission  on  the  part  of  the  Local  Govern- 
ment Board.  Long,  vexatious,  and  unjustifiable  delays,  red  tape  and 
inquiries  in  excess,  regulations  and  restrictions  not  requisite  on  sanitary 
grounds,  but  fatal  to  successful  building  operations,  too  short  periods 
and,  therefore,  too  heavy  annual  charges  for  the  repayment  of  housing 
loans,  a  lack  of  facilities  for  obtaining  government  loans  at  market  rates 
of  interest — all  these  are  matters  of  common  outcry  in  every  munici- 
pality concerned. 

Whatever  views,  however,  may  be  taken  as  to  the  right  way  of  dealing 
with  the  question,  and  as  to  the  difficulty  of  local  authorities  exercising 
existing  powers,  it  may  be  of  advantage  to  point  out  what  those  powers 
are,  and  in  what  way  they  have  been  or  are  being  enforced. 

Those  who  deny  the  existence  of  the  house  famine  can  avail  them- 
selves of  the  coercive  and  restrictive  provisions  of  the  Public  Health 
Acts  and  the  Byelaws.  Those  who  recognise  the  dearth  of  dwellings 
can  make  use  of  the  various  Housing  Acts.  Both  series  of  enactments 
are  essential  to  anything  like  effective  and  permanent  improvement. 
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I.— BY  INDIVIDUALS  (pp.  13-17). 
II.— BY  LOCAL  AUTHORITIES  (pp.  18-39). 

CHAPTER  II. 

WHAT  MAY  BE  DONE  BY  PRIVATE  INDIVIDUALS. 

The  public  conscience  must  be  aroused  to  combat  ig- 
norance and  vested  interests. — A  recent  circular  of  the  Local 
Government  Board,  which  shows  plainly  that  it  is  the  duty  of  local 
authorities  to  correct  all  the  housing  evils  brought  to  their  notice, 
concludes  by  stating  "the  Board  would  point  out  that  a  heavy 
responsibility  rests  with  the  local  authorities  if  they  fail  to  give  effect 
to  the  intentions  of  Parliament  in  this  matter."  In  spite  of  this 
solemn  warning,  and  what  is  more  important,  in  spite  of  the  way 
in  which  the  public  attention  has  been  drawn  by  many  sad  dis- 
closures in  the  press  and  on  the  platform  to  the  present  condition  of 
the  housing  of  the  working  classes,  it  must  be  distinctly  affirmed  that 
local  authorities  do  not  give  effect  to  these  intentions  of  Parliament, 
and  do  not  carry  out  these  statutory  duties.  They  do  not,  because 
they  dare  not.  They  dare  not  because  a  strict  administration  of  the 
Acts  in  question  would,  in  the  present  state  of  the  public  conscience, 
•  mean  municipal  extinction  to  thousands  of  public  representatives,  and 
professional  disaster  to  hundreds  of  public  servants.  Members  would 
lose  their  seats;  medical  officers  of  health,  sanitary  inspectors,  and 
building  surveyors  would  lose  their  salaries,  if  not  their  posts.  Local 
authorities  dare  not  do  their  duty  because  of  the  vested  interests  which 
have  too  often  "captured,"  as  the  expression  goes,  many  political  and 
religious  societies  that  exercise  a  powerful  influence  in  determining  the 
composition  and  policy  of  the  various  councils. 

Can  it  be  wondered  at  that  the  average  member  of  a  local  authority 
without  any  burning  enthusiasms  prefers  to  "let  sleeping  dogs  He" 
rather  than  offend  his  friends,  and  lose  his  seat  at  the  same  time,  by 
showing  too  active  an  interest  in  the  enforcement  of  the  sanitary  laws  ? 
It  may  be  said,  "  Surely,  the  public  conscience  is  roused  sufficiently  to 
counterbalance  the  influence  of  these  vested  interests."    The  answer 
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must  be  "  No  !  decidedly  it  is  not."  Public  interest  has  been  awakened 
to  an  enormous  extent,  but  we  are  deceiving  ourselves  if  we  think  the 
conscience  of  the  average  man  or  woman  in  this  country  has  been  really 
stirred.  What  is  wanted  in  the  first  place,  throughout  the  length  and 
breadth  of  the  land,  is  a  crunade  to  drive  home  to  the  mass  of  intelligent 
men  and  women  the  insidious,  poisonous,  corrupting,  blighting  influence 
of  modern  housing  conditions  upon  so  many  millions  of  our  working- 
class  population,  and  the  responsibility  of  the  public  for  their  existence. 

It  may  be  urged  that  as  the  working  classes  have  a  predominance 
in  voting  power,  their  influence  alone  ought  to  be  sufificient  to  support 
local  authorities  in  insisting  upon  stringent  measures  of  sanitary  reform. 
It  certainly  ought  to  be  so,  but  it  is  not  so.  The  intelligence  of  the  working 
classes  has  never  been  properly  awakened  as  to  the  supreme  importance 
of  healthy  homes  with  sufficient  accommodation  for  all  the  inmates. 

Housing  Councils  should  be  formed  in  every  district. — 

In,  every  district,  however,  there  are  a  number  of  earnest  men  and 
women  who  are  anxious  to  do  something  to  lessen  the  evils  of  bad 
housing,  but  hardly  know  how  to  begin.  It  may,  therefore,  be  useful 
to  indicate  in  what  ways  private  individuals — especially  clergymen, 
district  visitors,  sanitary  reformers,  and  working-class  leaders — can  take 
effective  action.  In  the  first  place  they  can  organise  in  every  parish  or 
sanitary  district  a  "  sanitary  aid  association  "  or  "  housing  council,"  con- 
sisting of  representatives  of  the  various  religious  and  social  agencies, 
labour  organisations,  and  co-operative  societies.  The  principal  functions 
of  these  bodies  might  be — 

(1)  To  influence  and  focus  popular  sentiment  in  favour  of  wise  sanitary  legisla- 

tion and  vigorous  local  sanitary  administration  of  existing  Acts. 

(2)  To  assist  the  health  conninittees  of  the  local  authority  by  bringing  to  their 

knowledge  the  existence  of  unhealthy  housing  conditions. 

(3)  To  assist  in  educating  the  working  classes  on  sanitary  questions,  instructing 

them  in  procedure,  distributing  leaflets  on  elementary  hygienic  obser- 
vances, and  spreading  information  as  to  death  rates  and  causes  of  illness 
in  specified  localities. 
Full  particulars  as  to  the  formation  of  such  associations  can  be 
obtained  from  the  Mansion  House  Council  on  the  dwellings  of  the  poor, 
and  from  the  National  Housing  Council,  432,  West  Strand,  W.C.,  each 
of  which  has  numerous  branches  throughout  the  country. 

The  Liverpool  Housing  Association  has  put  forward  the  following 
model  programme  of  its  objects  and  work — 

(1)  To  call  attention  to  the  dangers  arising  from  too  great  density  of  population, 

the  overcrowding  of  houses,  and  the  lack  of  open  spaces,  gardens,  and 
recreation  grounds  in  certain  districts. 

(2)  To  point  out  the  unsatisfactory  quality  of  the  cottages  now  being  provided 

by  speculative  builders,  frequently  men  of  very  small  means  ;  calling 
attention  in  particular  to  the  absence  of  gardens  and  the  ridiculous 
smallness  of  yard-space.  To  acquaint  the  public  with  the  financial 
difiiculties  under  which  these  private  builders  often  labour  owmg  to  lack 
of  capital— heavy  interests  and  high  prices  for  materials— all  tendmg  to 
enhance  cost  and  raise  rent. 

(3)  To  urge  upon  the  City  Council  the  necessity  of  so  altering  the  building 

regulations  as  to  make  jerry-building  impossible,  to  secure  adequate 
air-space  on  three  sides  of  every  cottage  built  in  the  suburbs,  to  ensure 
the  provision  of  gardens,  to  prevent  the  destruction  of  trees,  and, 
generally,  to  preserve  the  amenities  of  the  suburbs. 
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(4)  To  induce  the  Housing  Committee  to  supplement   the  work  of  the 

speculative  builder,  by  putting  up  cottages  on  cheap  suburl>an  land, 
which  would  serve  as  a  standard  of  quality  and  rental  for  the  private 
builder,  thus  "  toning-up"  the  general  supjily  of  house  accommodation, 
and  contributing  greatly  to  the  welfare  of  the  respectable  artizan  class, 
who  are  at  present  helpless  in  the  grip  of  the  landlord. 

(5)  To  call  public  attention  to  the  general  rise  in  rents  which  has  ensued  upon 

the  cheapening  of  conveyance  by  the  municipalisation  of  the  tramway 
service,  and  to  advocate  municipal  ownership  of  land  and  house  property 
as  the  only  means  of  preventing  this  appropriation  by  individuals  of  the 
financial  benefit  of  all  municipal  improvements. 

(6)  To  support  the  demand  for  the  taxation  of  land  values,  coupled  with  power 

to  take  land  compulsorily  at  the  owner's  own  tax  assessment.  In  this 
way  only  can  lands  be  acquired  at  equitaljle  prices.  To  support  all 
other  legislative  projects  having  for  their  aim  the  extension  of  facilities 
for  municipal  enterprise,  the  ctieapeniug  of  loans,  etc. 

(7)  To  advocate  all  measures  tending  to  the  beautification  of  tlie  city — wider 

streets ;  the  planting  of  trees  ;  more  open  spajes  ;  the  control  of  mural 
advertisements  ;  municipal  encouragement  of  householders  and  shop- 
keepers in  respect  of  cleanliness  and  beauty  of  frontages  ;  compulsion 
of  owners  to  keep  waste  lots  in  good  order,  so  that  same  shall  not 
become  an  eye-sore;  and  every  other  scheme  which  would  help  to  make 
Liverpool  a  better  place  to  live  in. 

(8)  To  continue  our  efforts  for  the  removal  of  the  slums  and  the  erection  of 

cheap  tenements  in  their  stead ;  to  oppose  the  compensation  of  owners 
of  houses  unfit  for  habitation;  to  recommend  the  building  of  municipal 
lodging  houses  and  family  homes ;  to  agitate  until  there  is  a  comfortable 
sanitary  home  for  every  family  no  matter  how  small  their  means. 

The  summary  of  sanitary  laws  and  byelaws,  and  the  text  of  the 
Housing  Acts  contained  in  the  following  pages,  and  in  the  Appendix, 
will  be  found  very  useful  in  this  connection.  If  full  use  is  made  of  the 
index  to  this  volume,  it  will  not  be  difficult  to  discover  hundreds  of 
ways  in  which  more  or  less  effective  remedies  can  be  applied  in  dealing 
with  insanitary  conditions.  It  will  be  well,  however,  to  mention  the 
following  specific  statutory  powers  given  to  the  various  individuals,  for 
so  little  are  they  used  that  it  would  almost  seem  as  if  the  general  public 
were  unaware  of  their  existence  : — 

(i)  Any  person — 

(a)  May  complain  in  writing  to  the  local  authority  and  secure 
action  being  taken  for  removing  insanitary  conditions  in  or 
near  any  house,  whether  due  to  filthy  tenants,  structural  de- 
fects, or  overcrowding  [sec.  93,  P.H.  Act,  1875,  p.  77,  App.]  ; 

Note. — Complaints  made  anonymously  must  also  be  attended  to  by  the  local 
authority. 

{b)  May  complain  in  writing  to  any  justice  of  the  peace  to  the 
same  effect  [sec.  105,  P.H  Act,  1875,  p.  79,  App.]  ; 

{c)  May  lay  an  information  against  any  councillor  who  votes  upon 
any  housing  scheme  relating  to  property  in  which  he  is  bene- 
ficially interested  [sec.  88,  H.W.C.  Act,  1890,  p.  33,  App.]; 

{d)  May  appear  at  a  Local  Government  Board  inquiry  on  any 
housing  or  improvement  scheme,  and  object  to  any  part  of 
the  scheme  [sec.  17,  H.W.C.  Act,  1890,  p.  8,  App.]; 

{e)  Take  on  lease  from  the  local  authority,  with  their  consent,  any 
land  acquired  by  the  council,  either  by  agreement  or  com- 
pulsion, for  building  workmen's  dwellings  [sec.  2,  H.W.C. 
Act,  1900,  p.  56,  App.]; 
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(/)  Borrow,  from  the  Public  Works  Loans  Commissioners,  half 
the  money  required  to  carry  out  a  house- building  scheme 
for  workmen  [sec.  67,  H.W.C.  Act,  1890,  p.  28,  App.] 

(2)  Any  householder  may,  in  addition  to  the  foregoing — 

(a)  With  three  other  ratepayers,  complain  in  writing  of  any 
unhealthy  dwelling  house  [sec.  31,  H.W.C.  Act,  1890,  p.  13, 
App.]  or  obstructive  building  [sec.  38  (2)  H.W.C.  Act,  1890, 
p.  16,  App.],  and  compel  the  medical  officer  of  health  lo 
report  thereon  to  the  council.  If  the  local  authority  do 
not  take  action  on  a  condemnatory  report,  an  appeal  can  be 
made  to  the  Local  Government  Board  ; 

(d)  With  eleven  other  ratepayers,  demand  in  writing  an  official 
report  from  the  medical  officer  of  health  on  an  unhealthy 
area,  and  may  appeal  to  the  Local  Government  Board,  if  it 
is  not  condemned  [sec.  5  (2),  sec.  16  (i),  H.W.C.  Act,  1890, 
pp.  2  and  7,  App.] 

(3)  Any  working-class  occupier — 

(a)  If  living  in  a  house  under  a  certain  low  rateable  value,  may 
hold  his  landlord  responsible  if  the  house  is  not  in  all 
respects  reasonably  fit  for  human  habitation  [sec.  75,  H.W.C. 
Act,  1890,  p.  31,  App.] ; 

(d)  If  forced  to  move  from  a  house  which  is  to  be  demolished  by 
the  local  authority,  may  ask  for  reasonable  expenses  of 
removal  [sec.  78,  H.W.C.  Act.  1890,  p.  32,  App.]; 

(^r)  After  seven  days'  written  notice,  may  compel  a  local  authority 
to  remove  house  refuse,  etc.,  or  in  default  thereof  be 
liable  to  a  penalty  [sec.  43,  P.H.  Act,  1875,  p.  74,  App.] ; 

(d)  May  borrow  from  the  county  council,  or  any  town  or  district 
council  that  has  adopted  the  Small  Dwellings  Acquisition 
Act,  1899,  the  greater  part  of  the  purchase  money  of  the 
house  in  which  such  occupier  resides  or  intends  to  reside 
[sec.  I,  S.D.  Act,  1899,  p.  63,  App.] 

(4)  An  owner  of  property — 

(a)  May  arrange  with  the  local  authority  for  carrying  out  a  scheme 
under  Part  I,  secs.-i2  (2)  and  (3),  H.W.C.  Act,  1890,  p..6, 
App.] ; 

(d)  If  possessed  of  the  first  estate  of  freehold  in  any  slum  property, 
may  arrange  with  the  local  authority  for  carrymg  out  an 
improvernent  scheme  relating  thereto  [sec.  12  (6)  H.W.C. 
Act,  1890,  p.  7,  App.] ; 

(c)  If  an  owner  under  the  Settled  Land  Act,  may  sell  the  land  for 
housing  purposes  at  less  than  its  market  value  [sec.  74^ 
H.W.C.  Act,  1890,  p.  31,  App.] 
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(5)  Two  medical  men  may  give  a  certificate  requiring  thie  local 

authority  to  compel  the  owner  or  occupier  to  cleanse  an 
unhealthy  house  [sec.  46,  P.H.  Act,  1875,  p.  75,  App.] 

(6)  A  parish  councillor  may — 

(a)  Propose  a  resolution  at  the  parish  council  asking  for  the  rural 

district  council,  or  in  default  the  county  council,  to  build 
dwellings  for  the  working  classes  [sec.  6,  H.W.C.  Act,  1900, 
p.  56,  App.] ; 

{b)  Propose  that  the  parish  council  should  deal  with  any  pond, 
pool,  open  ditch,  drain,  or  place  containing  or  used  for  the 
collection  of  any  drainage,  filth,  stagnant  water  or  matter 
likely  to  be  prejudicial  to  health  [sec.  8  (i)  (/),  Local 
Government  Act,  1894] ; 

{c)  Propose  that  the  county  council  shall  be  called  upon  to  take 
action  where  the  district  council  have  failed  to  properly 
administer  the  Public  Health  Acts,  or  to  supply  sufficient 
sewers,  or  to  secure  a  sufficient  and  wholesome  water  supply ; 

{d)  Represent  that  an  obstructive  building  ought  to  be  demolished 
under  sec.  32,  H.W.C.  Act,  1890,  p.  13,  App.  [sec.  6  (2) 
Local  Government  Act,  1894]  ; 

'{e)  Propose  that  the  district  council  may  be  asked  to  delegate 
useful  Public  Health  Act  powers  to  the  parish  council. 

(7)  A  County  Councillor  may — 

{a)  Propose  the  appointment  of  a  county  medical  officer  of  health 
to  supervise  all  districts  and  take  action  if  the  district 
councils  are  in  default  [sec.  45  (3)  H.W.C.  Act,  1890, 
p.  22,  App  ] 

(b)  Propose  that  steps  be  taken  to  make  necessary  official  re- 

presentations under  Part  II,  H.W.C.  Act,  1890,  [sec.  52, 
p.  25.  App.] 

{c)  Propose  that  facilities  be  given  to  put  into  operation  the  Small 
Dwellings  Acquisition  Act,  1899  [sec.  9,  p.  66,  App.] 

A  District  or  Town  Councillor,  in  addition  to  securing  the 
the  proper  carrying  out  of  ordinary  sanitary  administration,  should 
pn^ose  the  adoption  of — 

(a)  Part  III  of  the  Housing  Act,  1890  [sec.  54,  p.  25,  App.] 

{b)  Part  III  of  the  Public  Health  Act  (Amendment)  Act,  1890, 
[p.  85,  App.] 

{c)  Byelaws  under  sees.  44,  80,  157,  and  276,  P.H.  Act,  1875,  and 
sec.  23  (3),  P.H.  Act  Amendment  Act,  1890,  [pp.  74,  76, 
80,  85,  and  86,  App.] 

{d)  A  house-to-house  inspection  of  the  district  [pp.  13  and  78,  App.] 

c 
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The  powers  of  local  authorilies  with  respect  to  the  Housing  of  the 
Working  Classes  are  contained  in — 

(1)  The  Public  Health  Act,  1875  (sanitary  clauses),  together  with 

the  amending  or  corresponding  measures,  the  Public  Health 
Act  (Amendment)  Act,  1890,  the  Public  Health  (London) 
Act,  1891,  and  the  Public  Health  (Scotland)  Act,  1897; 
and  Byelaws  made  under  the  provisions  of  the  same. 

(2)  The  Housing  of  the  Working  Classes  Act,  1890,  with  amending 

Acts  of  1893,  1894,  1896,  and  1900. 

(3)  The  Small  Dwellings  y\cquisition  Act,  1899. 

(4)  The  Municipal  Corporations  Act,  1882  [sec.  iii],  and  the 

Working  Classes  Dwellings  Act,  1890. 

(5)  The  Labourers  (Ireland)  Acts,  1885-1893. 

A  summary  of  the  principal  provisions  of  these  Acts  is  contained 
in  this  section,  but  a  fuller  digest  of  some,  and  the  full  text  of  the 
important  ones  is  given  in  the  Appendix. 

The  abbreviation,  P.H.A.,  1875,  is  used  for  the  Public  Health  Act, 
1875,  and,  except  where  another  Act  is  named,  the  number  of  any 
section  given  in  this  chapter  refers  to  the  aforesaid  Act. 


CHAPTER  III. 


THE  PUBLIC  HEALTH  ACTS. 

Dealing  first  with  the  Sanitary  Acts,  the  Public  Health  Act,  1875,  is 
taken  for  quotation  because  it  is  the  one  that  applies  to  all  town  councils 
and  district  councils  in  England  and  Wales,  and  so  far  as  the  principal 
powers  are  concerned  is  in  substance  the  same  as  the  London  and 
Scotland  Acts  of  1891  and  1897  respectively. 

Under  this  Act  and  the  corresponding  Acts,  provision  is  made  for 
dealing  with  existing  dwelling  houses  singly  in  respect  of  their  insanitary 
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condition,  and  also  for  securing  proper  regulations  by  byelaws  and 
otherwise  with  regard  to  the  erection  of  new  buildings  and  the  proper 
construction  and  maintenance  of  streets  and  other  approaches  thereto. 

Officers.— As  proper  officers  are  essential  to  the  carrying  out  of 
these  matters,  every  sanitary  authority  must  appoint  "  fit  and  proper 
persons"  to  be  medical  offi'cer  of  health  and  inspector  of  nuisances. 
Rural  authorities  mav  appoint  several  if  necessary.  Sanitary  authorities 
in  London  must  appoint  an  "adequate  number."  In  the  latter  case 
candidates  must  be  properly  qualified,  and  the  Local  Government  Board 
may  order  the  appointment  of  an  additional  number  if  necessary. 
[P.H.  Act,  1875,  sec.  189  and  iqo  ;  P.H.  (London)  Act,  1891,  sec.  107]. 

Assistants  to  each  office  may  be  appointed,  but  they  cannot  perform 
the  special  statutory  duties. 

It  is  important  to  note  that  the  Local  Government  Board  provide 
for  the  payment  from  the  Exchequer  Contribution  Account  of  half 
the  salary  of  the  medical  officer  of  health  and  the  sanitary  inspector 
where  die  appointment  has  been  made  in  accordance  with  their 
regulations.  In  the  provinces  1,615  medical  officers  and  1,569  inspectors 
ot  nuisances  have  been  so  appointed,  and  in  London  44  medical  officers 
and  235  sanitary  inspectors,  up  to  31st  March,  1900.  Appointments 
made  in  this  way  tend  to  give  greater  security  of  tenure  to  the  officers 
concerned,  and  thus  to  make  them  less  subject  to  coercive  influences 
on  the  part  of  corrupt  interests  on  local  councils. 

Surveyors  and  building  inspectors  are  generally  entrusted  with  the 
supervision  of  new  streets  and  buildings. 

Duty  of  Sanitary  Inspector.— The  General  Orders  of  the  Local 
Government  Board  1891,  with  regard  to  the  sanitary  inspector's  duties, 
provide  that — 

"  He  shall,  by  inspection  of  the  district,  both  systematically  at  certain  periods  and 
at  intervals  as  occasion  may  require,  keep  himself  informed  in  respect  of  the  nuisances 
existing  therein  that  require  abatement." 

"On  receiving  notice  of  the  existence  of  any  nuisance  within  the  district,  or  of 
the  breach  of  any  byelaws  or  regulations  made  by  the  sanitary  authority  for  the 
suppression  of  nuisances,  he  shall,  as  early  as  practicable,  visit  the  spot  and  enquire 
into  such  alleged  nuisance  or  breach  of  byelaws  or  regulations." 

"  He  shall  enter  from  day  to  day  in  a  book,  to  be  provided  by  the  sanitary 
authority,  particulars  of  his  inspections  and  of  the  action  taken  by  him  in  the  execution 
of  his  duties." 

"  He  shall  keep  a  book  or  books,  to  be  provided  by  the  sanitary  authority,  so 
arranged  as  to  form,  as  far  as  possible,  a  continuous  record  of  the  sanitary  condition 
of  each  of  the  premises  in  respect  of  which  action  has  been  taken." 

BYELAWS. 

One  of  the  first  duties  of  every  council  is  to  adopt  the  various 
byelaws,  which  may  be  made  under  the  Public  Health  Acts,  1875. 

A  summary  of  what  are  commonly  called  the  "Building  Byelaws" 
is  contained  in  the  Appendix,  p.  86. 
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Model  clauses  are  issued  by  the  Local  Government  Board  relating 
to  the  following  subjects,  numbered  hereafter  according  to  their  official 
arrangement — 

I.  ( a)  The  cleansing  of  footways  and  pavements  ; 

(b)  The  removal  of  house  refuse  from  premises;  and 

( c)  The  cleansing  of  earthclosets,  privies,  ashpits,  and  cesspools  belonging 

to  premises  [sec.  44]. 

II.  The  prevention  of  nuisances  arising  from  snow,  filth,  dust,  ashes,  and 

rubbish,  and  the  prevention  of  the  k'eeping  of  animals  on  any 
premises  so  as  to  be  injurious  to  health  [sec.  44]. 

III.  Common  lodging  houses  [sec.  80]. 

IV.  New  streets  and  buildings  [sec.  157]. 

XIII.    Houses  let  in  lodgings  or  occupied  by  members  of  more  than  one  family 
[sec.  90]. 

To  obtain  adoption  of  byelaws  it  is  necessary — 

(a)  To  apply  to  the  Local  Government  Board  for  "a  draft  form,"  the  blank 

spaces  in  which  should  be  filled  in  and  alterations  clearly  shown  ; 
((5)  To  next  submit  them  to  the  Local  Government  Board  for  revision  ; 

(f)  To  advertise  intention  of  the  council  to  apply  for  confirmation  a  month 
before  application  for  confirmation  is  made  ; 

{d)  To  keep  a  copy  for  public  inspection  at  the  office  of  the  council  for  one 
month  ; 

(«)  After  the  lapse  of  one  month  from  the  advertisement,  a  resolution  should 
be  passed  by  the  council  adopting  the  byelaws  under  seal ; 

{/)  To  make  apulication  to  the  Local  Government  Board  in  specific  terms  for 

confiimation. 

The  byelaws  will  come  into  force  when  confirmed.  Urban  district  councils  and 
town  councils  may  adopt  these  byelaws,  but  rural  district  councils  are  somewhat 
restricted. 

Rural  district  councils  can  only  adopt  Series  II  and  IV  after  application  to  and 
upon  the  order  of  the  Local  Government  Board  under  sec.  276. 

(1)  Rural  districts  adopting  Part  III  of  Public  Health  Act  (Amendment)  Act, 
1890,  can  make  byelaws  "  for  the  purposes  of  health,"  but  not  others.  This  would 
enable  clauses  10,  17,  53-59,  60-66,  67-89,  90,  92-95,  and  97  of  Series  IV  to  be 
framed  into  model  byelaws  for  such  districts. 

(2)  Where  an  order  of  the  Local  Government  Board  has  been  obtained  under 
sec.  157  Public  Health  Act,  1875,  two  separate  series  can  be  framed — one  as  above 
to  apply  to  the  whole  district,  the  other  containing  most,  if  not  all,  of  the  urban 
byelaws,  but  applying  only  to  "  populous  places." 

(3)  An  order  under  sec.  23  (3)  Public  Health  Act  (Amendment)  Act,  1890,  mp.y 
enable  rural  district  councils  to  frame  byelaws  as  to — 

(a)  Keeping  water-closets  flushed ; 

(b)  The  structure  of  floors  and  the  height  of  rooms ; 

( c)  The  prevention  of  buildings  being  altered  so  as  to  contravene  the  byelaws 

that  applied  to  their  original  construction. 

A  copy  of  such  byelaws  must  be  delivered  to  any  ratepayer  applying  for  the  same. 

Byelaws  are  designed  to  supplement  the  ordinary  law,  but  not  to  supersede  or 
vary  it. 

Local  authorities  cannot  suspend  their  own  byelaws. 

Armed  with  these  powers  and  those  in  the  Public  Health  Acts,  the 
council,  through  its  committees  and  ofificers,  can  deal  with  all  nuisances 
injurious  to  health,  and  with  all  houses  unfit  for  habitation. 
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NUISANCES. 

Any  person  may  give  information  of  a  nuisance,  and  the  council  is 
bound  to  take  action  thereon.    [Sec.  93,  P.H.A.    Appendix,  p.  77]. 

In  addition  to  this  it  is  the  duty  of  the  local  authority  to  cause  a 
thorough  inspection  of  their  district  to  be  made  from  time  to  tmie  to 
ascertain  what  faults  require  remedying.  [Sec.  92,  P.H.A.,  1875,  and 
sec.  32,  Housing  Act,  1890.    See  pp.  13  and  78,  Appendix]. 

The  right  of  entry  in  such  cases  is  given  by  sec.  102. 

What  is  a  Nuisance  ?— Sec.  91  of  the  Public  Health  Act,  1875, 
defines  a  nuisance  as  including  : — 

Any  premises,  or  any  pool,  ditch,  gutter,  watercourse,  privy,  urinal, 
cesspool,  drain,  or  ashpit,  in  such  a  state  as  to  be  a  "  nuisance 
or  injurious  to  health." 
Any  animal  so  kept  as  to  be,  or  any  accumulation  or  deposit  which 
is,  a  "nuisance  or  injurious  to  health." 

Any  house  or  part  of  a  house  so  overcrowded  as  to  be  dangerous 
or  injurious  to  the  health  of  the  inmates,  whether  or  not 
members  of  the  same  family. 

Any  chimney  (not  being  the  chimney  of  a  private  dweUing-house) 
sending  forth  black  smoke  in  such  quantity  as  to  be  a  nuisance. 

In  the  London  Act  (1891)  the  words  "or  dangerous  "  are  made  to 
follow  "injurious,"  so  that  there  are  three  distinctive  sanitary  defects  : — 

I.  A  nuisance ;    2.  Injurious  to  health  ;    3.  Dangerous  to  health. 

Premises  which  are  decayed,  dirty,  or  out  of  order,  or  occupied  by 
filthy  tenants,  or  covered  with  breeding  grounds  or  germs  of  disease, 
are  plainly  dangerous  to  health,  but  it  is  not  easy  to  prove  actual 
"  injury  to  health  "  in  many  cases.  1 1  ought,  however,  to  be  sufificient 
to  show  that  an  offensive  or  nauseating  smell  is  produced  and  diffused, 
or  that  conditions  prevail  which  tend  to  lower  vitality,  and  annoy  or 
actively  interfere  with  personal  comfort. 

Overcrowding. — The  most  serious  nuisance  of  the  present  time 
is  overcrowding,  with  regard  to  which  it  may  be  well  to  point  out  a  few 
facts.  In  the  first  place  there  is  no  exact  legal  definition  for  ordinary 
purposes,  and  except  in  certain  classes  of  dwellings  which  come  under 
special  byelaws,  a  good  deal  depends  upon  the  views  of  the  magistrates 
who  may  try  a  particular  case.  For  the  purposes  of  the  census,  the 
Registrar  General  defines  overcrowding  as  being  the  occupation  of  a 
dwelling  with  more  than  two  adults  to  each  room,  counting  two  children 
under  twelve  as  equivalent  to  one  adult. 

Professor  Huxley  fixed  the  quantity  of  cubic  air  space  required  for 
each  adult  at  800  cubic  feet ;  the  New  York  sanitary  law  [sec.  664] 
requires  600  cubic  feet;  in  Belgium  the  amount  required  is  565  cubic 
feet. 


22  POWERS  OF  LOCAL  AUTHORITIES. 


Other  standards  are  as  follows  : — 


Byelaws  for. 

Minimum  Cubic  Space. 

Each  Adult. 

Each  Child 
under  10. 

Common  lodging  houses 

(Metropolis) 
„           „        „  (Provinces) 
Houses  let  in  lodgings  (Metropolis) 

,)                „  (Provinces) 

c.  ft. 

Bedroom,  240 
Bedroom,  300 
Living  room,  300 
Bedroom,  400 
Living  room,  350 
Bedroom,  450 

c  ft. 

Bedroom,  120 
Bedroom,  150 
Living  room,  150 
Bedroom,  200 
Living  room,  175 
Bedroom,  225 

Anything  less  than  350  cubic  feet  per  head  ought  to  result  in  a  con- 
viction before  the  most  reactionary  justices. 

[See  also  pp.  77  and  79,  Sec.  gi  (s),  Appendix]. 

Structural  and  Sanitary  Defects.— In  the  matter  of  structural 

and  sanitary  defects  of  premises,  it  may  be  useful  to  enumerate  a  number 
of  defects  with  regard  to  which  action  has  been  frequently  taken  and 
convictions  obtained. 

Yards,  Passages,  etc.— Surface  unpaved,  uneven,  defective,  filthy,  or  containing 

offensive  accumulations. 

Traps  and  Gulleys  foul  or  defective. 

Dust-bins  absent,  inadequate,  foul,  defective,  or  without  proper  cover. 
Drains  open  at  joints,  untrapped,  unventilated,  choked,  inadequate,  slopped,  foul,  or 
broken. 

Water  Closets,  Privies,  or  Earthclosets  inadequate,  foul,  or  defective  accom- 
modation and  apparatus. 

Water  Supply. — No  supply  for  domestic  purposes;  cistern  connected  with  W.C. 
supply,  or  in  unsuitable  position,  or  too  small,  dirty,  or  not  properly  covered. 

Soil  Pipe  unventilated  or  badly  ventilated. 

Sink,  Bath,  etc. — Waste  pipes  connected  to  drain  pipe  or  soil  pipe,  or  not  properly 

trapped. 

Roof-covering  defective,  admitting  rain  and  snow. 
Gutter  or  rain-water  pipes  defective,  causing  dampness  to  walls. 
Rooms  insufficiently  lighted  or  ventilated  ;  walls  or  ceilings  dirtv ;  floors  or  staircases 
defective. 

Water  Supply. — In  the  metropolis  the  absence  of  a  "  proper  and 
sufficient"  supply  of  water  is  a  nuisance  [P.H.  (London)  Act,  sec.  48], 
and  a  dweUing  house  without  such  supply  may  be  closed  as  unfit  for 
human  habitation.  Throughout  England  and  Wales,  new  houses,  or 
houses  rebuilt,  cannot  be  occupied  until  the  sanitary  authority  has 
certified  that  there  is  a  proper  and  sufficient  supply  of  water.  [See  also 
sec.  62,  P.H.A.,  1875,  p.  76,  and  sec.  23,  P.H.A.  (Amendment)  Act, 
1890,  p.  85,  Appendix]. 

The  quantity  of  water  consumed  for  house  supply  per  head  of 
population  was  put  by  Dr.  Parkes  at  about  25  gallons,  about  half  being 
for  ordinary  domestic  purposes  and  one-fourth  for  water  closet  supply. 
In  practice,  the  quantity  used  in  cottages  seldom  comes  to  more  than 
15  gallons  per  day.    The  quality  of  the  water  supply  is  secured  by 
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sec.  70,  P.H.A.,  1875,  but  contamination  frequently  arises  from  its  being 
stored  in  cisterns  witliout  proper  covers,  or  so  placed  as  to  allow  the 
water  to  be  polluted  by  the  absorption  of  foul  gases. 

Filthy  Houses  can  be  dealt  with  under  sec.  46,  P.H.A.,  1875. 

In  Berlin,  if  a  house  proprietor  finds  any  of  his  tenants  maintaining  dwellings 
in  a  filthy  state,  he  is  bound  to  warn  them  to  clean  up,  and  (if  they  fail 
to  comply)  to  turn  them  out  without  further  ceremony.  The  police 
enforce  the  sanitary  laws,  and  if  the  landlord  neglects  his  duty  they  will 
clean  the  house  at  his  expense. 

Offensive  Accumulations  are  somewhat  difficult  to  deal  with, 
but  sec.  49,  P.H.A.,  1875  [see  p.  75,  Appendix],  provides  for  the 
"  service  of  a  notice  upon  the  owner  of  the  refuse,  or  upon  the  occupier, 
requiring  the  removal  within  24  hours"  (48  in  London  and  Scotland). 
If  not  removed,  the  local  authority  may  remove  it  and  sell  it.  [See  also 
sec.  91]. 

Periodical  Removal  of  Manure,  etc.— Loridon  and  urban 
authorities  may  give  notice  to  the  public  that  they  require  the  periodical 
removal  of  manure  and  other  offensive  accumulations  from  their  district 
under  penalty.  On  the  other  hand,  persons  responsible  for  such  refuse 
must  p.iy  the  sanitary  authority  for  undertaking  the  removal  of  any  such 
heaps. 

Procedure  in  case  of  Abatement  of  Nuisances.— After  the 
sanitary  officers  become  aware  of  the  existence  of  a  nuisance,  the 
first  step  is  usually  the  service  of  a  preliminary  notice  on  their  own 
responsibiUty,  stating  the  defects  that  need  attention,  and  asking  that 
they  may  be  remedied. 

This  notice  is  served  on  the  owner  even  when  the  premises  are  held 
on  a  repairing  lease,  if,  as  is  usually  the  case,  the  nuisance  arises  from 
structural  defects.  One  or  two  weeks  should  be  allowed  to  enable 
compliance  to  be  made  with  the  notice. 

If,  however,  it  is  disregarded,  the  inspector  reports  the  matter  at  the 
next  meeting  of  the  committee,  and  asks  their  consent  to  the  is^ue  of  a 
statutory  notice  [P.H.A.,  sec.  94],  which  should  accurately  describe  the 
nuisance,  as  far  as  possible,  in  the  words  of  the  Act  or  bye-law  con- 
cerned, and  must  outside  London  and  Scotland  specify  the 
necessary  works  where  the  nuisance  arises  from  structural  defects. 
It  should  be  in  some  such  form  as  Form  A,  p.  82,  Appendix. 

If  the  statutory  notice  is  disregarded,  or  if  the  nuisance  is  only  tem- 
porarily abated,  the  sanitary  authority,  through  the  inspector  or  other 
authorised  oflficer  [sec.  259,  P.H.A.,  1875],  should  lay  an  information 
and  apply  at  the  police  court  for  a  summons,  which  is  served  by  the 
police  in  the  usual  way.  [Form  B,  p.  82,  Appendix].  The  conviction 
must  be  drawn  up  by  the  justices  in  the  Form  C,  p.  83,  Appendix. 
Costs  may  be  ordered  at  the  discretion  of  two  justices. 

Infectious  Diseases  [sec.  55  of  P.H.A.,  1875]. — The  notification 
of  infectious  diseases  is  now  compulsory,  and  sees.  3  and  6,  Infectious 
Diseases  (Notification)  Act,  1889,  cover  not  only  the  diseases  mentioned 
in  sec.  6 — viz.,  small-pox,  cholera,  diphtheria,  membranous  croup, 
erysipelas,  scarlatina  or  scarlet  fever,  and  the  fevers  known  as  typhus, 
lyphoid,  enteric,  relapsing,  continued,  or  puerperal,  but  also  such  other 
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diseases  as  the  local  authority,  with  the  consent  of  the  Local  Government 
Board,  may  mclude,  such  as  measles  and  tuberculosis  or  phthisis. 

Sec.  3  of  the  above-mentioned  Act  provides  that :  

It  is  the  duty  of  the  following  persons,  in  order  of  responsibility,  to  notify  the 
existence  of  infectious  diseases. to  the  medical  officer  of  health  for  the  district-S*  , 

1.  The  head  of  the  family  to  which  the  patient  belongs  ;  ' 

2.  The  nearest  relatives  of  the  patient  present  in  the  building,  or  in  attendance 

on  the  patient ; 

3.  Every  person  in  charge  of  or  in  attendance  on  the  patient : 

4.  The  occupier  of  the  building. 

In  addition  to  this  notice,  the  medical  practitioner  called  in  to  attend  the  oatient 
must  send  a  certificate  to  the  medical  officer  of  health  on  becoming  aware  that  the 
patient  is  suffering  from  an  infectious  disease.    Fine  for  failure,  40/- 

In  London,  information  as  to  the  existence  of  infectious  disease  must  be  riven 
to  the  headmaster  of  a  school  attended  by  any  child  resident  in  the  house  affected. 

Compulsory  removal,  where  necessary,  can  be  secured  on  the  order 
of  any  justice  [sec.  124,  P.H.A.,  1875],  and  wilful  exposure  of  infected 
persons  and  things  is  prohibited  by  sec.  126  under  a  penalty  of  £k.  It  is 
of  course,  necessary  that  all  articles  shall  be  properly  disinfected,  and  local 
authorities  caring  to  adopt  the  provision  to  that  effect  can  compel 
persons  to  carry  out   proper  disinfection  within  a  day  or  so. 

Measures  taken  in  Richmond  to  prevent  the  spread  of 
infectious  diseases.— When  a  case  of  infectious  disease  is  notified 
the  medical  officer  or  sanitary  inspector  calls  at  the  house  as  soon  as 
possible  and,  if  considered  advisable,  the  patient  is  recommended  to  be 
removed  to  one  of  the  isolation  hospitals.  If  the  patient  remains  at 
home,  printed  particulars  as  to  isolation,  disinfection,  etc.,  together 
with  a  short  epitome  of  the  law  applicable  to  infectious  cases  are  left  at 
the  house.  An  addressed  postcard  is  also  left  for  the  medical  attendant 
to  sign  and  forward  when  he  considers  the  patient  free  from  infection. 
If  no  medical  practitioner  is  in  charge,  advice  as  to  isolation,  etc.,  is 
given,  and  a  circular  on  the  special  disease  from  which  the  patient  is 
suffering,  left  at  the  house.  Full  particulars  of  the  patient  and  other 
occupants  of  the  house  with  particulars  of  the  sanitary  arrangements, 
milk  supply,  school  or  place  of  work,  and  other  details  are  recorded  on 
special  forms  which  are  filed  in  the  health  office.  If  necessary  the 
drains  are  examined  by  the  smoke  test  preparatory  to  serving  an  order 
to  open  them  up. 

Special  certificates  are  forwarded  to  the  school  teachers  if  any 
occupants  attend  school,  and  also  to  the  milk  seller  and  the  librarian  of 
the  public  library. 

The  following  figures  relating  to  the  sanitary  defects  dealt  with  in 
1901  in  about  6,500  houses  (with  a  population  of  about  32,000)  in  the 
borough  of  Richmond,  may  be  of  interest,  as  they  shew  in  what  respects 
it  is  possible  to  take  successful  action  : — 

Summary  of  the  Sanitary  Inspector's  Report  for  the 

Year,  1901. 

Number  of  visits  made        -  -  -  -  5,120 

„  complaints  received  and  attended  to     -  173 

,,  statutory  notices  served  -  -  -  76 

•  „  preHminary  notices  served        -  -  334 
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Summary  of  Inspections  Made. 

Inspection  of  nuisances  in  course  of  abatement  -  3)63° 

Houses  inspected     -          -          -         -  -  53° 

Visits  to  cases  of  infectious  disease  -          -  -  657 

Inspections  of  slaughter  houses       -          -  -  22 

„            milk  shops    -          -          -  -  90 

„           cowsheds      -         -         -  -  20 

„            bakehouses  -         -          -  -  95 

„            workshops    -          -          -  -  65 

„            piggeries       -          -          -  -  ^ 


Total    -  5,120 


a 

Q 

0  . 

6 

particulars  of  notices  served. 

a 

^  t 

d 

1 0  clear  or  amenu  uraina 

10? 

iO  relay  Qrainb  -            -  - 

JO 

1  o  remove  aeiective  craps  anu.  prupcriy  nap 

drains     -           -           -           -  - 

2  C 

2  c; 

T*r\  r»oiicci  waci-/=>  r^inpc:  fn  Hi^pViflrcxp  on  thp  snrfacG 

J.  O  CaUoC  WabLC  UlUCo  \.kj  ^_iioL.iiaigt;  KJLi  cixv^  o u,x xm^^Vp* 

ana  repau  baiiic 

e 
D 

•J 

To  repair  or  disconnect  rain  water  pipes 

19 

19 

To  repair  or  ventilate  soil  pipes  -          -  - 

22 

22 

To  clear,  cleanse,  or  repair  closets  or  flushing 

apparatus           -          -           -  - 

T 
0  I 

fir 

To  reconstruct  closet  and  provide  new  closets  - 

72 

72 

To  provide  a  proper  water  supply  and  apparatus 

to  closets           -          -          -  - 

3 

3 

To  provide  external  ventilation  to  closets 

To  cleanse,  provide,  or  cover  drinking  water 

38 

38 

cisterns  -          -          -          -  - 

To  pave  or  repair  the  paving  of  yards,  etc. 

43 

43 

To  repair  roof  of  house- 

16 

16 

To  repair  dustbins  or  to  provide  sanitary  dust- 

56 

bins 

52 

4 

To  remove  animals  causing  a  nuisance  - 

I 

I 

To  remove  foul  accumulations  - 

27 

27 

Miscellaneous  nuisances           .          .  . 

9 

9 

To  disinfect,  cleanse,  and  whitewash  rooms 

218 

218 

To  provide  a  proper  supply  of  water 

9 

9 

To  abate  overcrowding  -          -          -  - 

6 

6  ■ 

To  pave  and  drain  stables        -         -  - 

6 

6 

Totals  - 

788 

4 

792 

26 


POWERS  OF  LOCAL  AUTHORITIES. 


COMMON  LODGING  HOUSES. 

In  London  these  houses  are  under  the  control  of  the  County 
Council;  elsewhere  the  town  and  district  councils  are  the  local 
authorities. 

These  have  been  defined  as  "  houses  that  receive  all  comers,  and 
specially  those  of  an  itinerant  class,"  and  as  "lodging  houses  in  which 
persons  of  the  poorer  class  are  received  for  short  periods,  and  although 
strangers  to  one  another,  are  allowed  to  inhabit  one  common  room." 

In  27  large  towns,  2,857  common  lodging  houses  were  registered  in 
1899,  providing  accommodation  for  54,308  persons.  At  the  head  of 
this  list  are  Liverpool  with  705  houses,  and  14,186  beds;  London  with 
611  houses;  Glasgow  with  81  houses,  and  9,372  beds;  xManchester  with 
268  houses,  and  7,028  beds ;  and  Leeds  with  83  houses,  and  3,683  beds. 

The  principal  provisions  with  respect  to  them  are  contained  in  the 
following  sections  of  the  P.H.A.,  1875,  and  the  byelaws  made  under 
tne  same — 

76.  Registration  limited  to  such  as  are  suitable. 

77.  Prohibition  of  unregistered  houses. 

78.  Inspection  of  houses  with  a  view  to  secure  

( a)  Special  fittings  and  arrangements  ; 

( b)  Sound  sanitary  condition  ; 

(c)  Walls,  roof,  floors,  in  good  repair— walls  not  papered  ; 

( d)  Adequate  light  and  ventilation  ; 

( e)  Air  space  300  to  350  feet  per  inmate  ; 

(f)  Water  supply  not  less  than  16  gallons  per  day  per  inmate ; 

(g)  Separate  sanitary  convenience— watercloset  and  privy  for  each  2a 

81.  Water  to  be  supplied  at  a  reasonable  rate. 

82.  Walls  and  ceilings  to  be  limewashed  at  certain  stated  periods. 

83.  Penalty  on  keeper  for  not  filling  up  the  schedules  of  numbers  received. 

84.  Notification  of  infectious  disease  must  be  given  immediately.    [See  also 

sec.  32,  P.H.  (Amendment)  Act,  1890]. 

85.  Power  of  entry  at  all  times. 

86.  Offences  and  penalties  to  which  keepers  of  common  lodging  houses  are 

liable. 

87.  A  common  lodging  house  provides  for  the  accommodation  of  "inmates 

promiscuously  brought  together,  and  not  members  of  the  same  family." 

88.  Punishment  for  overcrowding,  etc. 

It  may  be  mentioned  that  in  Manchester  alone  convictions  were 
secured,  in  1898,  against  keepers  of  common  lodging  houses  as  follows — 
For  not  sweeping  floors     -  -  -       52  cases. 

„   not  washing  floors      -  -  -       39  1. 

„   overcrowding  -  -  -  -       47  „ 

„  receiving  lodgers  in  unlicensed  rooms  -  24  „ 
„   not  applying  to  register  -  -        6  „ 

„   mixing  the  sexes        -  -  ■  7 

„   not  limewashing        -         .  -7m 
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HOUSES  LET  IN  LODGINGS. 

That  is  to  say,  sublet  houses,  such  as  have  several  famihes  under 
one  roof,  can  be  subjected  to  very  stringent  regulations,  where  considered 
necessary,  by  the  local  authority,  provided  byelaws  are  adopted  and 
enforced  under  sec.  90  [p.  77,  Appendix],  or  under  sec  8,  Housing 
Act  188  c;  In  order  to  exempt  from  the  byelaws  certain  houses  which 
are 'of  such  a  superior  character  as  to  render  it  undesirable  as  well 
as  unnecessary  to  register  them,  a  special  exemption  clause  has  been 
framed  excluding  houses  which  do  not  contain  any  lodgers  paying  a 
certain  low  rent,  the  sum  named  varying  according  to  the  locality.  . 

In  the  middle  zone  of  London  there  are  many  thousands  of  houses 
that  could  well  be  registered  and  placed  under  these  byelaws,  but  the 
technicality  involved  in  the  question  as  to  what  constitutes  a  lodger 
prevents  action  being  taken  on  a  comprehensive  scale. 

In  considering  the  fitness  of  houses  coming  under  such  byelaws, 
regard  should  be  had  to  the  following  points— 

(a)  Means  of  entrance,  and  whether  provided  with  a  garden  or  yard ; 
{d)  Total  number  of  floors  and  of  rooms  ; 

(c)  Total  number  of  rooms  let  in  lodgings  or  occupied  by  members  of  more 

than  one  family : 

(d)  Number  of  lodgers  in  each  room  under  foUowing  heads  :  men— women- 

children  under  10 ; 
{e)  What  each  room  is  used  for. 
Byelaws  under  sec.  90  were  adopted  in  ten  districts  during  1899, 
including  such  varied  places  as  Bath,  Whitechapel,  Porthcawl,  Acton 
Wallsend,  Cheltenham,  Consett,  Portland,  Derby,  and  Lancaster  (Rural 
District). 

Much  good  work  could  be  done  in  districts  containing  tenement 
houses  if  these  byelaws  were  more  generally  adopted  and  applied  by 
local  authorities. 

In  Glasgow  a  local  Act  gives  power  to  regulate  the  occupancy  of  one-room  and 
two-room  dwellings  with  an  aggregate  capacity,  exclusive  of  lobbies  and  recesses,  not 
exceeding  2,000  cubic  feet.  This  is  done  by  affixing  tm-plate  tickets  on  the  outer 
door  stadng  the  cubic  contents  and  the  number  of  inmates  allowed  at  the  very  low 
rate  of  ^oo  cubic  feet  of  air-space  per  adult,  or  two  children  under  eight  years.  They 
are  called  "ticketed"  tenements,  and  a  system  of  night  inspection  over  them  is 
constantly  maintained,  but  their  tendency  is  to  reduce  the  value  of  the  property. 
They  now  number  about  21,000  dwellings,  with  a  population  of  about  bo,ooo. 

Underground  Dwellings,  except  under  certain  conditions  [sees. 
71  and  72]  are  prohibited.  An  underground  dwelling  is  one  with  the 
floor  more  than  three  feet  below  the  surface  of  the  adjoining  street,  or 
of  the  ground  adjoining  the  room. 

If  occupied  jointly  with  other  rooms  on  a  higher  floor,  it  may  be 
used  as  a  bedroom  under  certain  conditions. 

The  legislative  restrictions  on  their  use  apply  with  greater  stringency 
in  London  than  elsewhere.    [See  p.  76,  Appendix]. 


CHAPTER  IV. 


HOUSING  OF  THE  WORKING  CLASSES  ACT,  189Q 

This  Act  is  Divided  into  Seven  Parts. 
PART  I.-HOW  TO  GET  LARGE  SLUM  DISTRICTS  CONDEMNED 

It  is  the  duty  of  the  medical  officer  of  health  when  he  sees  Drooer 
cause  or  when  two  or  more  justices  or  twelve  or  more  ratepayers  in  hS 
distnct  complam  of  any  unhealthy  area  therein,  to  inspS  such  arel 
sl?;"]."  °"        ""^^"S  '°  ''''  localTuthority 

heaX^^i'^  ^"  Unhealthy  Area?-An  area  may  be  declared  un- 

\m  ISC^^^'  houses  courts,  or  alleys  unfit  for  human  habitation  • 
^  ^       the"3r.';H'r"''''  -rangement,  or  the  bad  condition  of 

t  jlJ  ^"""'f '  °'  g^'^P'  °f  or  the  want  of  air,  lieh? 

r  health' oTth7°'^K-f"/'''^?  °r  injuriouf  to 

neih'rourlg'bundlS^^^^^        °'       '^"'^^'^^^  ^"  -  the 

If  he  represents  the  area  as  not  unhealthy,  twelve  or  more  ratepayers 
may  appeal  to  the  Local  Government  Boird,  who,  upon  securhy^fo 
costs  being  given,  must  appoint  a  legally  qualified  medical  practitioner 
[SecT°8  and  iT]  ^"""^  authority  must  act  on  this  report.  . 

In  preparing  a  report  on  an  alleged  unhealthy  area,  it  is  not 
absolutely  necessary  to  demonstrate  that  actual  illness  or  injury  has 
been  caused  to  the  inhabitants,  inasmuch  as  the  words  "dangerous  to 
health  simply  mean  that  the  sanitary  condition  of  the  area  exposes 
its  inhabitants  to  risks  in  regard  to  their  health. 
It  is  therefore  important — 

(1)  To  shew  by  comparison  with  the  requirements  of  the  Local  Government 

^oard  model  bmlding  byelaws  that  the  structural  conditions  of  the 
houses  on  the  area,  as  regards  width  of  streets,  air  space,  back  and 
tront  light  and  ventilation,  pavement  of  yards,  prevention  of  damp, 
situation,  number,  and  nature  of  W.C.'s,  drains,  and  other  sanitary 
appliances,  are  below  what  the  legislature  has  decided  to  be  a  right  and 
f  ,  ^  P\°P^\  standard.    [See  pp.  86  to  92,  Appendix].  ^ 

(2)  1  o  Shew  by  a  census  of  the  area,  the  extent  to  which  overcrowding  exists  and 

the  proportion  of  population  to  the  number  of  rooms  and  to  the  acreage 

(3)  10  shew  the  extent  to  which  dilapidation  prevails  in  the  case  of  rooV 

ceilings,  walls,  floors,  doors,  stairs,  and  windows.  ' 
By  themselves,  mere  structural  defects  and  want  of  repair  might  not 
be  satisfactory  proofs  of  danger  to  health  from  a  sanitary  point  of  view 
although  they  might  be  likely  to  lead  to  accident. 
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It  is,  however,  always  desirable  to  shew  that  actual  injury  to  health 
has  arisen,  and  for  these  reasons  it  will  be  well  to  set  out  the  following 
particulars — 

(1)  A  list  of  deaths  in  the  whole  district,  as  well  as  in  the  particular  area, 

should  be  obtained  from  the  Registrar  of  Deaths. 

(2)  Corrected  death-rates  should  be  framed  in  each  case  so  as  to  make 

allowance  for  age  and  sex  distribution. 

(3)  Comparisons  between  such  death-rates  in  respect  of — 

[a)  Infant  mortality ; 

(d)  Pulmonary  and  tubercular  diseases  ; 

(c)  Infectious  diseases,  such  as  scarlet  fever,  diphtheria,  enteric  fever, 
typhus  fever,  and  infantile  diarrhoea. 

(4)  The  prevalence  of  infectious  disease  in  various  districts,  as  measured  by 

the  notifications  sent  to  the  medical  officer  of  health. 

(5)  The  extent  to  which  a  generally  low  condition  of  health  prevails.  This 

may  be  found  out  from  the  various  hospitals  and  dispensaries  concerned, 
and  also  from  the  poor  law  medical  officers. 

(6)  The  extent  to  which  drunkenness  prevails,  as  measured  by  pohce  court 

records  and  reports,  as  well  as  by  the  number  of  licensed  houses  in 
proportion  to  population,  and  the  extent  of  their  trade. 

Improvement  Scheme. — Where  an  area  is  thus  officially  re-, 
presented  to  be  unhealthy,  the  local  authority,  if  possessed  of  sufficient 
resources,  must  make  an  improvement  scheme.  The  improvement 
scheme  must  be  accompanied  by  maps,  particulars,  and  estimates. 
It  need  not  be  confined  to  the  exact  limits  of  the  unhealthy  area, 
but  may  include  lands  which  the  local  authority  consider  necessary  to 
the  efficiency  of  the  scheme,  or  for  the  purpose  of  providing  accom- 
modation for  displaced  members  of  the  working  classes.  [Sees.  6 
and  11]. 

It  must  be  advertised  during  September,  October,  or  November,  and 
the  Local  Government  Board  or  other  confirming  authority  must  hold 
a  local  inquiry,  and  may  then  make  a  provisional  order  confirming  the 
scheme.    [Sees.  7  and  8]. 

The  local  authority  may  pull  down  the  buildings,  clear  out  the  area, 
and  make  or  widen  any  necessary  streets  upon  the  lands  dealt  with, 
after  compensating  the  owners  and  others  concerned.    [Sec.  12]. 

Terms  of  Compensation. — Provision  is  made  for  the  assessment 
of  compensation  by  the  remarkable  Purchase  Clause  in  sec.  21,  which 
enacts — 

(1)  That  compensation  shall  be  based  upon  the  fair  market  value  at  the  time  of 

valuation  without  any  additional  allowance  in  respect  of  compulsory 
purchase ; 

(2)  In  forming  the  estimate,  due  regard  is  to  be  had  to  the  nature  and  condition 

of  the  property,  and  the  probable  duration  of  the  buildings  in  their 
existing  state ; 

(3)  Deductions  are  also  to  be  made  for  existing  nuisances — 

(a)  For  an  enhanced  value  by  being  used  for  illegal  purposes  or  owing 

to  overcrowding ; 
{i)  For  the  bad  slate  of  repair  in  which  the  premises  are  found  ; 

[c)  The  property  not  being  reas  )nably  capable  of  being  made  fit  for 
haliitation. 
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The  arbitrator  may  be  appointed  by  tiie  Local  Government  BoarH 
If  so  requested  by  tiie  local  authority.    [Schedule  ^  j 

Rehousing  persons  displaced.-The  expenses  and  inciome  of 
a  scheme  under  this  part  of  the  Act  must  be  carried  to  a  "  Dwdlin  J 
House  Improvement  Fund."  and  the  necessary  loans  may  be  raised  in 
the  ordinary  manner.    [Sees.  24  and  25.]  ^ 

Accommodation  must  be  provided  as  follows  :  

(a)  In  London,  either  for  the  whole  or  not  less  than  half  of  the 
population  displaced,  to  the  satisfaction  of  the  Home 
Secretary  unless  it  can  be  shown  that  within  the  immediate 
vicinity  the  required  accommodation  has  been,  or  is  to  be 
otherwise  provided ; 

(^)  In  any  other  urban  district  such  accommodation  (if  any)  as 
determined  by  the  Local  Government  Board. 
The  local  authority  must  obtain  the  consent  of  the  confirming 

1  and  Part  II,  and  also  to  retain  them  for  longer  than  ten  years. 

PART  II. -HOW  TO  DEAL  WITH  SMALL  SLUMS. 

Part  II  provides  for — 

(1)  The  inspection  of  every  sanitary  district  from  time  to  time  with 

a  view  to  ascertam  whether  there  are  any  houses  unfit  for 
human  habitation  [sec.  32]. 

(2)  The  closing  and  demolition  of  such  houses  whether  occupied 

or  not  [sees.  30  and  37]. 

(3)  The  removal  of  obstructive  buildings  [sec  38] 

(4)  Ihe  reconstruction  of  small  unhealthy  areas  [sees.  30  and  40]. 
It  applies  to  all  urban  and  rural  sanitary  authorities,  but  those  in 

London  and  rural  districts  must  communicate  all  steps  taken  to  the 
county  council.    [Sees.  92  and  93.    Schedule  L] 

Procedure.— The  medical  officer  of  health  or  any  four  ratepayers 
may  inform  the  local  authority  of  any  building  which  they  consider— 
(a)  So  dangerous  or  injurious  to  health  as  to  be  unfit  for  human  habitation. 

(<5)  Which  stops  ventilation  or  otherwise  conduces  to  make  other  buildines 
injurious  to  health.  ^ 

(f)  Which  prevents  proper  measures  from  being  carried  into  effect  for  remedy- 
ing any  nuisance  injurious  to  health  [sees.  31,  38,  and  39]. 

Unhealthy  Houses.— If  the  medical  ofiicer  so  reports,  the  local 
authority  may  in  the  case  of  an  unhealthy  house  proceed  to  obtain  a 
closing  order  at  the  petty  sessions,  and  may,  if  the  circumstances  require 
tt,  order  the  demolition  of  the  building.    [Sec.  33.J 

Closing-  Order  -Procedure  [sec.  32,  P.  H.  A.,  187  5].— The  council 

must — 

(i)  Give  notice  to  the  owner  or  occupier  to  put  the  house  in  a 
sanitary  condition. 
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(2)  In  default,  summons  the  owner  or  occupier  before  magistrates, 

who  may  make  a  closing  order  and  inflict  a  penalty. 

(3)  The  order  prohibits  occupation  until  another  order  has  been 

made  enabling  the  owner  to  reopen  them.   [P.H.  Act,  1875, 
sec.  97,  and  schedule  IV.   Form  C] 
Local  authorities  may  obtain  orders — 

1.  To  close  an  unhealthy  house. 

2.  To  demolish  an  unhealthy  house. 

3.  To  render  it  fit  for  human  habitation  by  carrying  out  the  necessary  works 

[sees.  33  (3)  and  (4)]. 

4.  To  abate  under  sec.  34  (2). 

5.  Granting  a  charge  [sec.  36  (i)]. 

6.  Pulling  down  of  obstructive  buildings  [sec.  38  (3)]. 

7.  To  abate  under  sec.  38  (10). 

Demolition— Procedure.— In  cases  where  no  repairs  can  render 

the  house  habitable — 

(1)  A  resolution  shall  be  passed  "that  it  is  expedient  to  order 

the  demolition  of  the  building." 

(2)  Notice  shall  be  served  on  owner  to  attend  and  state  his 

objections  to  the  demolition  at  a  meeting  not  less  than  a 
month  after  the  service  of  the  notice. 

(3)  The  authority  may  then  decide  that  the  house  shall  be 

demolished,  unless  the  owner  undertakes  forthwith  to  make 
the  house  fit  for  human  habitation.  The  authority  must 
order  the  demolition  of  the  building  if  the  works  are  not 
completed  within  a  reasonable  time,  as  fixed  by  the  previous 
order  of  the  local  authority.  Appeal  can  be  made,  however, 
to  quarter  sessions. 
In  the  execution  of  the  order — 
(x)  The  owner  must  take  down  building  within  three  months. 

(2)  In  default  the  local  authority  must  do  so  and  sell  the  materials. 

(3)  Where  the  owner  does  the  work  he  may  be  granted  an  annuity 

for  30  years,  at  the  rate  of  6  per  cent,  on  outlay,  chargeable 
on  the  income  from  the  property. 
In  London,  during  the  years  1892  to  1898,  representations  were 
made  with  regard  to  2,436  houses,  which  were  dealt  with  as  follows  :— 
Closed  by  owners  without  further  proceedings    -  236 
Demolished  „  „  ,>  »  "  ^47 

Improved     „  „  »  »  "  7°5 

Closing  orders  granted  by  magistrates- 
Demolished  -    -  229 
Improved-    -    -  219 
Simply  closed    -  340 


Total  788 

Closing  orders  refused  by  magistrates  -  -  3° 
Not  settled  4o8 
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During  the  year  ended  31st  March,  1899,  which  mav  he  f;,t^n  oc 

re:a.,ve  ,o  obstrucVe  build/ngs,  and  one  a  sch^e  ^00^ u^S^^ 
The  action  taken  was  as  follows  :— 

Representations  made  during  the  year  -       .  ^^.j 

Proceedings  taken  by  local  authorities  -       -  .  ^-^o 

Houses  voluntarily  demolished  by  owners     -  -  IL 

Houses  made  fit  for  habitation     -       -       .  -  iqI- 

Houses  closed  by  order  of  justices       -       .  -  C14 

Houses  demolished  by  order  of  local  authorities  -  214 

From  the  extremely  small  number  of  houses  actually  demoUshed  ,> 
wm  be  readily  recognised  that  the   legal  procedu  e  thZs 
d^culties  m  the  way  of  local  authorities  desiring  to  demo  Sh  houS 
such  cashes  ^^"^  ^^^^        'ft-  far^o  tnient  fn 

Obstructive  Builcling:s.-In  the  case  of  any  building  which  bv 
Its  position  makes  other  buildings  injurious  to  health!  the  local  auSity 
after  receiving  a  report  as  to  the  circumstances  and  the  cost  of  duH 
down  the  building,  may,  after  hearing  the  owner's  objections  Lke  an 
order  directing  that  such  building  shall  be  pulled  down. 

They  may  purchase  the  site,  or  part  of  it,  without  obtaining  a 
provisional  order  and  may  levy  an  improvement  rate  on  the  other 
buildings  which  have  been  improved  in  value  by  the  removal  of  the 

Back-to-back  houses  are  the  commonest  form  of  obstructive  buildings 
venZSnn  ''1^""^^°"  ^^e  air  within  the  dwelling,  and  therefore  stop 
ventilation  A  much  approved  scheme  for  remodelling  them  has  been 
put  forward  by  Dr.  Tatham,  as  follows  :— 

(1)  Remove  one  row. 

(2)  Remove  every  third  pair. 

(3)  Convert  half  into  double  houses  with  through  ventilation. 

(4)  Remove  any  alternate  pair  on  one  side  of  a  back  street. 

.  Small  Improvement  Scheme.— A  scheme  on  the  lines  indicated 
in  Fart  I  may  be  passed  by  the  local  authority  for  reconstructing  any 
area  containing  buildings  such  as  those  above  menrioned,  and  must  make 
the  required  provision  for  the  accommodation  of  persons  of  the  working 
classes  displaced  by  the  scheme,  and  allowance  may  be  made  to  the 
tenants  for  reasonable  expenses  of  removal.  [Sees.  39  and  40  1  The 
i.ocal  Government  Board  will  decide  as  to  which  part  of  the  Act 
proceedings  should  be  taken  under. 
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Hiere  are  two  cases  for  an  improvement  scheme — 

(1)  The  existence  within  the  area  of  houses  closed  by  closing  order. 

(2)  Whether  houses  are  closed  or  not,  the  council  can  proceed 

under  sec.  39  (i)  {b). 
The  procedure  might  be  as  follows — 
(t)  The  local  authority  must  first  consider  whether  the  recon- 
struction of  the  area  is  necessary ; 

(2)  Next,  whether  it  should  be  dealt  with  under  Part  I  or  Part  II. 

This  can  be  settled  as  follows : — 

(a)  In  rural  districts  all  such  schemes  must  be 
made  under  Part  II. 

{b)  In  urban  districts  and  boroughs  outside 
London,  entirely  a  matter  for  discretion  of  local 
authority,  but  certainly  areas  with  less  than  ten 
houses  ought  to  be  dealt  with  under  Part  II, 
sec.  39. 

{c)  London  borough  councils  must  proceed  under 
Part  II,  but  the  county  council  may  proceed  either 
under  Part  I  or  Part  II. 

(3)  In  cases  of  doubt,  where  the  authority  has  an  option,  the 

following  considerations  would  weigh  in  settling  the  pro- 
cedure : — 

(a)  Whether  proceeding  under  Part  I  or  Part  II  the  expenses  are  borne  by  the 
same  rate. 

{b)  In  favour  of  Part  I  it  may  be  noted — 

Procedure  prior  to  assessment  of  land,  and  the  subsequent  conveyance, 
could  be  carried  out  more  cheaply  under  Part  I  (Lands  Clauses 
Acts  are  replaced  in  part  by  sees.  21,  22,  and  Schedule  II) ; 

Additions  and  improvements  made  by  owners  after  the  scheme  has 
been  advertised  are  not  to  be  paid  for. 

(c)  Against  Part  I — 

More  advertisements  are  required  ; 

Many  more  statements  and  other  particulars  must  be  prepared  for 

Parliament  to  comply  with  standing  order  ; 
Scheme  must  be  confirmed  by  Parliament ; 
Can  only  be  initiated  in  September,  October,  or  November. 

(d)  In  favour  of  Part  II— 

The  scheme  need  not  come  before  Parliament  at  all  if  agreements  can 

be  come  to  with  the  owners  ; 
It  can  be  carried  out  at  any  time  of  the  year ; 
It  has  a  Betterment  Clause  [41  (2)  {b)']. 

(e)  Against  Part  II — 

The  procedure  does  not  lend  itself  well  for  dealing  with  opposition  in 
Parliament ; 

The  procedure  to  take  land  is  that  of  the  Lands  Clauses  Acts,  which, 
however,  may  be  incorporated  by  Local  Government  Board,  and 
are  somewhat  modified  by  sec.  41  and  sec.  38,  sub-sees.  {7), 
(8),  (9). 
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it  nJ' beTiot'ed—  ^°  ^^'^  compulsory  taking  of  land  under  Part  II, 

I.  Notice  to  treat  should  be  served,  under  sec.  i8,  upon  all  parties 
having  interests  in  the  properties,  except  owners  of  ease- 
ments. The  notice  should  contain  particulars  as  to  land 
required,  and  should  request  the  owner  to  Lnve  particulars 
as  to  his  claim. 

(2)  If  unable  to  agree,  either  party  may  apply  to  the  Local 

Government  Board  to  appoint  an  arbitrator  to  settle  any  one 
of  the  following  cases — 

Demolition  of  obstructive  building,  sec.  38,  sub-sees.  4,  6,  7  ; 
Land  taken  under  a  scheme,  sec.  39  ; 

Destruction  of  easements  and  like  injuries,  sec.  39,  sub-sec.  8. 

(3)  Under  sees.  32-37,  Lands  Clauses  Act,  the  arbitrator  is  em- 

powered to  call  for  documents,  and  to  examine  witnesses 
on  oath.     He  must  make  a  declaration  before  justices 
which  must  be  appended  to  his  award.  His  award  must  be 
sent  to  the  local  authority  in  writing,  and  the  latter  must 
send  a  copy  to  the  other  party,  and  leave  it  open  to  inspection. 

PART  III.-HOW  TO  GET  MORE  WORKMEN'S  DWELLINGS. 

This  is  the  most  important  part  of  the  Act,  because  it  enables  local 
authorities  to  build  houses  for  the  working  classes  whenever  they  think 
fat  to  do  so.  Except  in  rural  districts,  there  is  no  provision  whatever 
limiting  the  power  of  the  local  authority;  no  certificate  or  other  formal 
proor  of  deficient  house  accommodation  is  requisite;  no  insanitary 
property  need  be  closed  or  demolished.  The  local  authority  can  decide 
to  build  at  any  time  and  for  any  reason  which  may  seem  good  to  them. 

It  may  be  adopted  by  the  London  County  Council  and  all  urban 
sanitary  authorities  outside  London,  but  rural  sanitary  authorities  may 
only  adopt  it  after  local  inquiry  by  the  county  council  of  the  district 
[Sees.  54  and  55  and  sched.  I  Act  of  1890;  also  sees.  2  and  7  Act  of 
1 900.  J 

Adoption  of  Part  IIL— It  can  only  be  put  in  force  by  those 
authorities  which  have  adopted  it  by  a  resolution  in  some  such  terms  as 
the  following.  Resolved  : — 

That  Part  III  of  the  Housing  of  the  Working  Classes  Act,  1890  (53  and  54 
Vic.  cap.  70),  be  and  the  same  is  adopted  by  the  town  (or  district) 

council  of  the  borough  (or  urban  or  rural  district)  of.  as  the 

urban  (or  rural)  sanitary  for  the  borough  (or  district). 

How  to  get  Land. — Land  can  be  purchased  compulsorily  if 
necessary,  as  provided  in  the  Lands  Clauses  Consolidation  Act,  1845, 
and  no  lease,  .settlement,  entail  or  other  private  arrangement  can  debar 
a  local  authority  from  acquiring  it. 

By  sec.  7  of  the  Housing  Act  of  1900,  land  can  be  acquired  for  the 
purposes  of  this  Act  either  inside  or  outside  the  district.  The  price  is 
to  be  the  "  fair  market  value,"  with  an  allowance  (generally  10  percent.) 
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for  compulsory  purchase.  The  value  has  to  be  determined  m  case  of 
dispute  by  a  single  arbitrator  appointed  by  the  Local  Government 
Board.  The  councils  of  West  Ham  and  Sheffield  have  acquired  land 
compulsorily  under  Part  III.  In  each  case  a  very  substantial  reduction 
was  awarded  on  the  price  demanded  by  the  landowner. 

What  may  be  done  with  the  Land.— Land  acquired  under 
Part  III  may  be  either — 

(1)  Leased  to  companies  or  builders  or  working  men  for  the 

erection  thereon  of  workmen's  dwellings  [sec.  5  Act  of  1900] 
or; 

(2)  The  council  may  themselves  undertake  and  carry  out — 

(a)  The  erection  of  lodging  houses,  block  dwellings,  tenement  houses  or 

cottages  [sees.  53  and  59]. 
{d)  The  purchase  and  improvement  or  reconstruction  of  existing  lodging 

houses,  dwellings  or  collages  [sec.  58]. 
(c)  The  purchase  or  exchange  of  land  for  ihe  purpose  of  encouraging  such  con-. 

struction,  improvement,  or  reconstruction  [sees.  56,  57  and  60]. 
{d}  The  provision  of  a  garden  worth  under  ^3  per  annum  and  not  more  than 

half  an  acre  in  extent  [sec.  53]. 
(e)  Fitting  up,  furnishing,  and  supplying  the  dwellings  with  all  requisite 

fittings,  furniture,  and  conveniences  [sec.  59]. 
(/)  Making  any  necessary  byelaws  and  regulations  [sees.  61  and  62]. 
(g)  Selling  the  houses  if  desirable  and  necessary  after  a  period  of  seven  years 

[sec.  64]. 

(3)  Any  company  employing  workmen,  any  company  established 

for  constructing  or  improving  workmen's  dwellings,  aiiy 
private  person  or  persons  entitled  to  a  freehold  estate  in 
land  or  to  a  lease  for  an  unexpired  period  of  58  years  may 
borrow  from  the  Public  Works  Loan  Commissioners  at  low 
rates  of  interest  for  not  more  than  40  years  half  the  amount 
required  to  erect  dwellings  for  the  working  classes,  and  may 
supply  water  or  gas  to  the  tenants  free  of  charge  or  on  favour- 
able terms  [sees.  68  and  69.] 
How  to  get  money  for  land  and  buildings  under  Part  III— 

(1)  The  London  County  Council  may,  with  the  assent  of  the 

Treasury,  create  consoHdated  stock,  and  under  present 
conditions  (February,  1902)  provide  for  repayment  within 
60  years. 

(2)  London  Borough  Councils  may,  if  the  county  council  think  fit, 

borrow  from  the  county  council  (the  period  of  repayment 
not  exceeding  60  years)  or  from  the  PubUc  Works  Loans 
Commissioners  (the  period  not  to  exceed  50  years). 

(3)  Urban  district  councils  and  town  councils  may  either  borrow 

from  the  Public  Works  Loans  Commissioners  or  issue  stock 
or  borrow  on  security  of  the  rates,  subject  to  the  following 
,  conditions : — 

(1)  The  consent  of  the  Local  Government  Board  must  be  obtained. 

(2)  The  period  of  repayment  of  the  loan  must  not  exceed  60  years. 
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Two  important  points. -^-Part  IV  contains  several  supnlemental 
provisions,  the  chief  of  which  are—  supplemental 

(a)  Any  interested  person  voting  as  a  member  of  a  local  authority 
upon  any  resolution  or  question  under  Part  I  or  II  of  thii 
Act  incurs  a  penalty  of  ^50  [sec.  88j. 

{»)  Everyone  who  occupies  a  house  or  portion  of  a  house  at  a 
rateable  value  not  exceeding  the  limit  for  the  composition 
?Ln  ""d^^f^-.3  ot  the  Poor  Rate  Assessment  Act, 
1869,  can  sue  the  landlord  and  recover  damages  for  any 
loss  incurred  by  the  unsanitary  state  of  such  premises 
[sec.  7  5 J. 

Part  V  applies  the  Act  to  Scotland,  and  Part  VI  to  Ireland. 
Part  VII  deals  with  minor  technical  matters. 

NoTE.-Acquisition  of  Sites  to  be  held  for  future  needs - 

Un  the  30th  June,  1900,  a  resolution  was  passed  by  a  conference' at 
Leicester,  under  the  auspices  of  the  National  Housing  cSence 
urging  upon  the  Government  "  the  vital  necessity  of  making  k  perfecdy 
clear  and  explicit  that  local  authorities  should  not  only  have  power  to 
purchase  land  outside  their  areas  as  already  provided,  but  that  they 
should  also  have  power  to  hold  such  ,land  against  future  needs  "  In 
tnlTS  Tu  f\  Mr.  Chaplin,  President  of  the  Local  Government  Board, 
rephed  that  when  the  Bill  was  in  Committee,  he  had  promised  to  con- 
sider, before  the  Report  Stage,  whether  any  further  provision  in  the 
sense  suggested  was  required,  and  he  desired  to  draw  the  attention  of 
the  conference  to  the  remarks  made  by  him  on  July  ist,  on  the  Report 
Stage  of  the  Bill.    The  particulars  as  to  this  are  as  follows  :-  ^ 

On  July  ist,  speaking  in  the  House  of  Commons  with  reference  to 
an  amendment  moved  by  Mr.  Pickersgill  for  the  purpose  of  making 
clear  the  power  of  local  authorities  to  acquire  and  hold  land  for  housing 
purposes  against  future  needs,  the  Right  Hon.  Henry  Chaplin,  said:— 

^  "There  would  be  no  limitation  in  the  power  of  purchase,  so 
«  r^Tj^n    ^^^^  purpose  and  subject  to  the  provisions  of 

u  u    ,     '  ^^^^^^^  ^'ou^d  ^^^^""e  be  any  obligation  to  sell,  unless 
^  the  land  was  not  required  for  the  purpose  for  which  it  was 
purchased,  and  even  then  the  Local  Government  Board  would 
"  have  a  dispensing  power  to  ?ay  the  land  need  not  be  sold." 

On  this  assurance  from  Mr.  Chaplin,  the  amendment  was  by  leave 
withdrawn.  ^ 
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MINOR  HOUSING  ACTS. 

A  summary  of  these  is  to  be  found  in  the  Appendix,  p.  6i.  They 
consist  mostly  of  small  amendments  of  the  Housing  Act  of  1890. 

The  Housing  Act  of  1900  empowers  local  authorities  to  buy  land 
outside  their  district  for  housing  purposes,  and  to  lease  it,  if  desirable, 
to  somebody  else. 

The  Small  Dwellings  Acquisition  Act,  1899,  is  given  in  full  in 
the  Appendix,  p.  63,  and  a  few  particulars  as  to  its  working  appear  in  a  later 
chapter.  It  simply  aims  at  enabling  workmen  to  buy  their  own 
dwellings  by  means  of  a  cheap  loan  from  the  State  through  the 
municipality. 

LABOURERS  COTTAGES  AND  LABOURERS  (IRELAND)  ACTS. 

This  series  of  enactments  consists  of  the  Acts  of  1881,  1882,  1883, 
1885,  1886,  1 89 1,  1896,  and  1897,  but  they  are  partly  repealed  by  the 
Local  Government  (Ireland)  Act,  1898. 

Under  their  provisions  the  building  of  cottages  by  local  authorities 
has  been  largely  and  successfully  carried  on  for  many  years.  The 
sanitary  authorities  have  compulsory  power  to  buy  land,  and  can  borrow 
money  on  the  security  of  the  rates. 

One  acre  garden  allotments  can  be  provided  with  the  cottages. 
The  Acts  have  been  adopted  by  70  per  cent,  of  the  unions  in  Ireland. 
The  principal  provisions  are — 

1881,  sees.  iS,  19,  and  31 — 
Sec.  19  empowers  the  land  court  in  fixing  judicial  rent  to  impose  conditions  as 
to  labourers  cottages  if  satisfied  there  is  a  necessity  for  building  new 
ones  for  labourers  on  the  holding,  and  also  to  decide  as  to  the  rents  of 
such  new  cottages. 

Sec.  31  empowers  the  Board  of  Works  to  lend  to  companies,  etc.,  for 
improving  labourers'  dwellings. 

1882.  Sec.  3  enables  any  labourer  bona  fide  employed  in  the  cultivation  of 
land  to  secure  from  the  land  commissioner — where  an  agreement  as  to 
fair  rent  has  been  filed — an  order  for  improving  old  or  building  new 
cottages  on  the  estate  and  fixing  rents  of  the  same  under  a  penalty  of 
£\  per  week. 

Power  to  make  a  representation  as  to  a  deficient  supply  of  houses. 

1883.  Sec.  4  provides  that  where  a  representation  as  hereinafter  mentioned  is 
made  lo  the  sanitary  authority  that  the  existing  house  accommodation 
for  agricultural  labourers  and  their  families  is  deficient  ....  having 
regard  to  the  ordinary  requirements  of  the  district,  or  is  unfit  for  human 
habitation  owing  to  dilapidation,  want  of  light,  air,  ventilation,  or  other 
convenience,  or  to  any  other  sanitary  defects  ;  and  that  such  deficiency  or 
sanitary  defects  cannot  be  effectually  remedied  otherwise  than  by  an 
improvement  scheme  for  the  erection  of  other  dwellings  in  lieu  of  or  in 
addition  10  the  dwellings  already  existing  in  the  district,  the  sanitary 
authority  shall  .  .  .  proceed  to  make  an  improvement  scheme.  [Sec.  10.]. 
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Interesting  details  as  to  schemes  under  these  Acts, 

Sec.  6.  The  scheme  shall  avoid  all  interference  with  the  demesne  and  amenity 
of  res  dence  of  the  owner  of  the  lands  ...  or  with  any  home  firm 

"  ''^  ^--^  conveiro^;^^ 

Sec.  12.  The  local  authority  may — 

(1)  Lease  or  sell  land  with  |.rovisions  binding  grantee  or  lessee  to 
timid  as  prescribed,  and  maintain  and  repair  cottages  ;  and 

(2)  May  prescribe  maximum  rents  to  be  charged  with  rights  of 
revesting  land  m  the  sanitary  authority  if  the  condiiionslre  not 
observed. 

Sec.  13  Cottages  may  only'  be  let  to  agricultural  labourers  from  month  to 
month  ;  no  sub-letting  permitted. 

1885.  Sec.  16.  The  local  authouty  may  purchase  and  put  into  repair  any 
existing  cottage  .  .  .  and  may  allot  half  acre  of  land,  and  may  purchase 
land  for  the  purpose  of  letting  it  to  the  tenant  of  such  cottage,  or  mav 
purchase  and  lease  tracts  of  lands  to  be  let  out  in  allotments!^' 

1886.  Sec.  4  Defines  agricultural  labourers  as  any  man  or  woman  who  does 
agncultural  work  for  hire  at  any  season  of  the  year  on  the  land  of  some 
other  person,  and  shall  include  fishermen,  handloom  weavers,  etc. 

Sec,  12.  Compulsory  purchase  of  land  for  allotments. 

1891.  Sec.  8.  Local  Government  Board  inspector  to  carry  out  Act  on  default 
of  sanitary  authority. 

1896.  Sec.  7.  Local  authorities  may  sell  the  coitages  at  a  reserve  price  not 
less  than  costs  and  expenses  of  local  authority  and  they  must  be  offered 
first  to  owner  of  land  ;  next  to  occupier  ;  thirdly  by  public  auction. 

Housing  Subsidies.— Under  the  Land  Purchase  Act,  i8qi  it 
was  provided  (sec.  4)  that  for  every  ^100  advanced  for  land  purchase 
5s.  should  be  paid  to  a  guarantee  fund  and  ultimately  applied  towards 
the  cost  of  providing  cottages  in  the  counties  where  the  purchased 
houses  were  situated.  This  money,  called  the  "  county  percentage," 
was  discontinued  by  sec.  27  of  the  Land  Law  Act,  1896,  up  to  which 
time  It  had  amounted  to  ^^8,805  12s.  iid.,  about  half  of  it  having 
gone  to  boards  of  guardians. 

Sec.  5  of  the  Lands  Purchase  Act,  1891,  provides  for  the  payment 
of  ;640,ooo  (Exchequer  Contribution)  in  every  financial  year  out  of  the 
Consolidated  Fund  to  a  Reserve  Fund,  until  ^"200,000  is  accumulated 
and  afterwards  to  the  Local  Taxation  (Ireland)  Account  for  dis  ributiori 
as  follows  : — 

Each  of  the  municipal  boroughs  to  which  the  Land  Purchase  Act 
does  not  apply  (Belfast,  Cork,  Dublin,  Limerick,  Londonderry, 
and  Waterford,  received  ^^3,000)  to  receive  such  share  as  it 
would  be  entitled  to  if  the  money  were  part  of  the  Irish 
probate  grant;  and  the  residue  (^37,000)  to  be  divided 
between  the  counties  and  applied  towards  the  cost  of 
providing  cottages  under  the  Labourers'  Act. 

In  1895,  an  order  of  the  Lord  Lieutenant,  under  sec.  4  of  the  Land 
Purchase  (Ireland)  Act,  1891,  provided  for  the  payment  of  all  grants 
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connected  with  labourers'  cottages  into  a  fund  called  "The  Labourers' 
Cottages  Fund."  The  following  are  the  conditions  of  the  administration : 
(a)  The  fund  shall  not  be  distributed  until  it  amounts  to  ;^ioo  in  a  congested 
district  county,  and  ;^250  in  the  case  of  other  counties. 

(i)  The  sum  accruing  to  each  county  shall  be  distributed  (among  those  unions 

in  the  county  which  have  provided  cottages)  in  proportion  to  the  number 
of  cottages  provided  since  the  creation  of  the  fund,  and  these  shall  be 
further  distributed  to  each  sub-district  on  the  same  principle. 
{c)  The  money  shall  be  primarily  applied  towards  the  repayment  of  loans. 

Particulars  as  to  cottages  erected.— During  1899,  £2%^11 
was  applied  towards  the  cost  of  providing  labourers  cottages. 

It  may  be  mentioned  that  under  the  Land  Acts  three-fourths  of  the 
purchase  money  is  advanced  by  the  Government  to  be  repaid  by — 
(i)  An  annuity  of  £l  17 s.  6d.  per  annum  for  49  years,  together  with— 

(ii)  An  annuity  of  2s.  6d.  per  ;i^ioo  advanced,  to  be  appUed  like  the  county 

percentage  (see  above). 

Up.to  1899  the  number  of  cottages  applied  for  was  31,742,  of  which 
16,056  were  authorised,  14,034  built,  and  13,936  let,  as  follows : — 

Weekly  Monthly        Arr's  of  rent 

Let  Rent.     Aggregate  Rent,    for  the  year. 

Ulster  -  -  218  i/-  to  1/6  59  II 

Munster  -  7,899  9d.  to  i/-  1,498  3.183 

Leinster  -  5,710  lod.  to  i/-  1,235  i.^S^ 

Connaught  -  109  i/-  to  1/2  25  24 

Total  13,936  2,817  4,270 

The  amount  borrowed  was  958,680. 

In  1899,  1,453  cottages  were  proposed  to  be  built  at  a  cost  of 
^^205,560,  the  average  cost  per  cottage  being  ^142-  The  terms  for 
loans  were  as  follows  : — 

Annual  Annuity. 

Period  for  Interest  and  Repayment. 

Repayment.  Rate.  £    s.  d. 

20  years.  2|  per  cent.  6  10  8 

30    „  2f      „  4  18  4 

35    »  3       »  4  12  8 

40    „  3       »  462 

50    »  3i     »  412 

Schemes  under  Part  III  of  the  Housing  Act  of  1890.— 
In  this  connection  it  may  be  mentioned  that  the  total  loans  to  local 
authorities  in  Ireland  under  Part  III  of  the  Housing  Act  of  1890, 
amounted  to  ;^293,o4o ;  also  that  an  inspector  was  authorised  to  carry 
out  the  Acts  in  room  of  the  rural  sanitary  authorities  in  Monaghan 
(39  cases),  Donegal  (38  cases),  and  Coleraine  (7  cases). 

Schemes  have  recently  been  undertaken  in  Dublin,  Blackrock, 
Newry,  Thurles,  Waterford,  Limerick,  and  Lurgan. 
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WHAT  HA5  BEEN  DONE 

BY  LOCAL  AUTHORITIES. 


CHAPTER  VL 


CLEARANCE  OF  SLUMS  BY  IMPROVEMENT 

SCHEMES. 

T*^^  ^^^^  °^  authorities  with  regard  to  the  Housing  of  the 

Worlung  Classes  has  been  of  a  three-fold  nature. 

In  the  first  place,  they  have  taken  action  under  the  Public  Health 
Acts  to  obtain  abatement  of  nuisances,  to  stop  overcrowding,  to  insist 
upon  existing  dwelling  houses  being  made  healthy,  and  to  enforce  the 
byelaws  which  secure  proper  construction  and  sanitation  for  new 
dwellings. 

In  the  second  place,  they  have  taken  action  under  Part  II  of  the 
Housing  of  the  Working  Classes  Act,  1890,  to  compel  the  renovation 
or  demolition  of  single  houses,  obstructive  buildings,  or  small  groups  of 
houses  which  are,  or  cause  others  to  be,  unfit  for  human  habitation 
LPP-  31-32J,  and  under  the  Artizans  Dwehings  Acts,  and  Part  I  of 
the  Act  of  1890,  they  have  condemned  and  reconstructed,  after  purchase, 
large  unsanitary  areas  containing  a  number  of  such  houses. 

In  the  third  place,  they  have  taken  action  to  a  limited  extent  under 
Parts  I  and  II  of  the  same  Act,  together  with  local  improvement  Acts 
and  to  a  greater  extent  under  Part  III  of  the  Act  of  1890,  the  Small 
Dwellings  Acquisition  Act,  1899,  and  the  Housing  of  the  Working 
Classes  (Amendment)  Act,  1900,  to  provide  or  encourage  the  provision 
of  new,  healthy  housing  accommodation  in  the  form  of  model  lodging 
houses,  block  dwellings,  tenement  houses,  flats,  and  cottages. 
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The  work  done  under  the  first  of  these  divisions  in  the  direction  of 
coercive  sanitary  measures  has  been  already  dealt  with  in  the  previous 
chapters  [pp.  18-32 J,  and  it  will  only  be  necessary  here  to  commence 
by  giving  particulars  of  the  various  improvement  schemes  alluded  to  in 
the  second  division. 

LOCAL  IMPROVEMENT  SCHEMES  AND  RAILWAY  BILLS. 

The  Standing  Orders  of  Parliament  require  that  in  any  case  where 
it  is  proposed  by  a  Bill  in  Parliament  to  authorise  the  taking,  in  any 
district,  of  ten  or  more  houses,  occupied  either  wholly  or  partially  by 
persons  belonging  to  the  labouring  classes,  plans  and  full  particulars 
must  be  deposited  with  the  Local  Government  Board  and  in  Parliament. 

Definition  of  Labouring  Classes.— There  is  no  definition  of  "  the  Working 
Classes"  in  the  Act  of  1890,  but  the  House  of  Commons  Standing  Order  I^o.  183 
defines  the  "  Labouring  Classes"  as  meaning  "mechanics,  artizans,  labourers,  and 
others  working  for  wages  ;  hawkers,  costermongers,  persons  not  working  for  wages 
but  working  at  some  trade  or  handicraft  without  employing  others,  except  members 
of  their  own  family  ;  and  persons  other  than  domestic  servants  whose  income  does 
not  exceed  an  average  of  thirty  shillings  a  week,  and  the  families  of  any  of  such 
persons  who  may  be  residing  with  them." 

It  may  be  added  that  this  is  extended,  for  the  purposes  of  the  "  Settled  Land 
Act,"  to  all  classes  earning  a  living  by  wages  or  salaries,  and  occupying  a  house 
not  rented  higher  than  £100  a  year. 

It  is  within  the  power,  and  it  has  to  a  certain  extent  been  the 
practice,  of  Parliament  to  require  the  provision  of  a  number  of  new 
dwellings  to  replace  those  demolished,  whether  by  such  bodies  as 
railway  companies  or  local  authorities.  In  England  and  Wales,  exclusive 
of  the  Metropolis,  514  such  statements  have  been  presented  to  the 
Local  Government  Board  between  1884  and  1900.  Four-fifths  of  these 
related  to  railway  Bills,  and  the  others  inainly  to  improvement  schemes 
of  local  authorities.  They  authorised  the  taking  of  58,382  houses, 
containing  a  population  of  279,057  persons.  During  1900,  the  various 
Bills  involved  the  displacement  of  34,306  persons— equal  to  the 
population  of  a  good  sized  town.  The  number  of  new  dwellings 
provided  has  seldom  been  more  than  half  the  number  demolished,  but 
it  is  gratifying  to  note  that  in  the  1901  session  of  Parliament,  this 
evasion  of  housing  obligations  received  a  severe  check  by  the  rejection 
of  the  Bill  of  one  of  the  largest  railway  companies  on  the  ground  that 
its  rehousing  provisions  were  inadequate. 

Housing  schemes  enforced  in  connection  with  street  improvements, 
etc.,  have  been  carried  out  recently  at  London,  Manchester  (Miles 
Platting),  Bath,  Bristol,  Carlisle,  Keighley,  and  Plymouth  by  the  town 
councils  concerned,  and  have  involved  the  building  of  about  250 
dwelUngs  to  date.  Loans  amounting  to  ^40,149  were  sanctioned  by 
the  Local  Government  Board  during  1899  for  this  purpose.  The 
Blackwall  Tunnel  displaced  1,210  persons,  and  the  London  County 
Council  had  to  find  new  dwellings  for  1,750. 

Liverpool.— Under  Cross's  Act,  the  area  now  known  as  Victoria 
Square  was  acquired,  and  635  slum  houses  demolished,  at  a  cost  of 
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2,000,  but  the  cost  of  the  scheme  decided  the  Corporation  to  use 
their  local  Act  in  subsequent  years. 

Under  the  Liverpool  Sanitary  Amendment  Act,  1864,  the  medical 
officer  of  health  has  reported  certain  districts  to  the  town  council  as 
bemg  unfit  for  human  habitation.  These  presentments  have  been 
forwarded  to  the  Grand  Jury  of  Quarter  Sessions,  who,  after  hearing 
evidence,  have  almost  invariably  acceded  to  the  medical  officer's  request 
for  demolition,  whereupon  the  council  has  proceeded  in  each  case  to 
purchase  and  demolish,  without  needing  a  provisional  order.  The 
owners  were  allowed  the  option  either  to  sell  or  retain  the  sites,  and  in 
most  cases  the  cost  of  acquiring  each  house  without  the  land  has  been  from 
jC^s  to  The  council  has  spent  close  upon  ^500,000  in  demolishing 

these  unsanitary  areas.  This  work  is  being  continued,  and  a  recent  estimate 
showed  that  it  was  necessary  to  deal  with  1,071  courts  less  than  15ft. 
wide,  and  containing  5,765  court  houses  and  1,669  front  houses,  also 
83  courts  over  15ft.  wide  (except  where  narrowed  by  privies  and  ashpits) 
containing  606  court  houses  and  144  front  houses,  the  total  cost  being 
about  ^^280,000,  allowing  for  a  proportion  to  be  demolished  by  the 
owners.  During  the  year  1900-1901,  no  less  than  237  courts  were 
swept  away,  as  against  970  in  the  previous  ten  years.  Particulars  as  to 
re-housing  schemes  are  given  fully  in  subsequent  chapters. 

Glasgow. — The  Glasgow  Improvements  Act,  1866,  created  an 
Improvement  Trust,  which  has  been  administered  by  the  city  council. 
The  scheme  comprised  the  acquisition  of  88  acres  in  the  centre  of  the 
city,  including  the  Salt  Market,  High  Street,  Trongate,  Bridge  Gate,  etc. 
The  houses  were  old,  dilapidated,  and  unsanitary,  and  the  wynds  and 
closes  were  narrow  and  irregular.  The  population  of  the  area  was  about 
51,000,  densely  crowded,  and  living  in  an  unsanitary  condition.  Thirty 
new  streets  have  been  formed,  and  26  streets  have  been  widened, 
occupying  about  23  acres  formerly  covered  with  houses.    Two  filthy 
streams  which  ran  through  the  district  have  been  covered  in ;  the 
Alexandra  Park  has  been  acquired  and  laid  out,  and  since  1889  the 
Trust  have  retained  and  built  upon  the  various  sites  themselves.  Nearly 
;j^2, 000,000  has  been  spent  in  the  improvement  of  land  and  buildings, 
and  in  the  30  years  up  to  1896  no  less  than  ;^6oo,ooo  was  drawn  from 
the  rates,  but  the  Trust  is  now  self-supporting. 

The  Glasgow  Improvements  Act,  1897,  authorises  further  improve- 
ments, including  the  purchase  of  25  acres  of  land,  within  or  without  the 
city,  as  sites  for  workmen's  dwellings. 

A  new  improvement  rate,  limited  to  id.  in  the      is  authorised  to 
be  imposed  equally  on  landlord  and  tenant. 

The  reasons  for  making  the  owner  pay  half  instead  of  the  occupier 
paying  all  the  expenses  of  improvements  are — 

(a)  The  benefits  of  all  improvement  Acts  are  largely  reaped  by  the 
owners  of  property. 

{l>)  The  corporation  and  the  occupiers  of  Glasgow  considered  it  a 
standing  grievance  that  the  landlords  had  borne  no  part  of 
the  burden  of  the  Improvement  Rate. 
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The  rate  has  never  exceeded  ^d.  in  the  £,  and  a  sinking  fund  is 
provided  to  repay  all  loans  within  a  period  of  60  years. 

The  balance-sheet  of  the  Trust  shows  liabilities  (mainly  loans) 
£i,2()i,27,o ;  and  assets,  ;!^i,3o8,369,  made  up  of  tenement  buildings, 
;^378,6i2;  and  lodging  houses,  ;!^ii3,756;  land,  ;^478,478 ;  and 
capitalised  value  of  ground  rents,  etc.,  ;^337)523- 

IMPROVEMENT  SCHEMES  UNDER  THE  ARTIZANS'  AND 
LABOURERS'  DWELLINGS  ACTS- 

From  185 1,  when  Lord  Shaftesbury's  two  Acts  were  passed,  up  to 
1870,  there  was  no  attempt  on  the  part  of  municipalities  to  carry  out 
important  housing  schemes.  Torren's  Acts,  1866  and  1868,  and 
Cross's  Acts,  1875,  1879,  and  1882,  produced  a  little  improvement, 
but  mainly  owing  to  the  expensive  machinery  required  to  put  the  Acts 
in  motion,  this  activity  was  shortlived  and  spasmodic.  During  the  five 
years  1876-80,  loans  were  sanctioned  amounting  to  890,979,  but 
during  the  ten  years  1880-1890,  this  was  only  increased  by  ;!^456,374 
to  a  total  of  ^2,347,353. 

The  principal  towns  carrying  out  schemes  under  these  Acts  were 
London,  Birmingham,  Nottingham,  Swansea,  Wolverhampton,  and 
Greenock,  and  the  work  done  was  only  the  clearance  of  large  unhealthy 
areas  as  follows  : — 

London. — The  Metropolitan  Board  of  Works  expended  no  less 
than  323,415  on  sixteen  schemes,  simply  in  clearing  unhealthy 
areas,  besides  leaving  to  their  successors  (the  London  County  Council) 
the  completion  of  six  other  schemes  costing  ;^28i,693.  The  total 
number  of  persons  displaced  was  29,151  from  about  51  acres,  and  the 
gross  cost  of  the  property  was  ;^x,983,892,  that  is  -Q6'&  per  head  of 
persons  displaced,  or  ;^39,ooo  per  acre.  The  recoupment  by  sale  of 
land,  etc.,  was  only  ^,^377,1 14,  so  that  the  net  cost  was  ^^i, 606,688, 
that  is  ;j^55  per  head.  The  sites  were  either  sold  or  let  on  long  leases 
to  the  Peabody  Trustees,  East  End  Dwellings'  Company,  Improved 
Industrial  Dwellings  Company,  and  others,  who  between  them  erected 

1,217  one-room  dwellings,  let  at  1/6  to  4/3  per  week  j 
3,056  two-room       „  „   4/6  to  9/6  „ 

(mostly  5/-  to  6/6) ; 
2,072  three-room  dwellings,  let  at  5/6  to  10/-  „ 
139  four-room        „  „     7/6  to  11/-  ,, 

or  a  total  of  7,026  dwellings,  containing  14,093  rooms  and  accom- 
modating about  28,000  persons. 

It  may  be  interesting  to  record  the  fact  that  the  population  of  these 
22  slum  areas  was  about  equal  to  lhat  of  the  borough  of  Richmond,  but 
the  average  number  of  deaths  every  year  was  about  1,150  lor  the  slums 
as  compared  with  about  450  for  Richmond ;  that  is  a  death-rate  of  over 
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40  per  1,000  for  the  former,  as  against  15  per  1,000  for  the  latter.  When 
It  IS  remembered  that  the  deaths  of  our  soldiers  in  South  Africa  from 
battle,  disease,  and  all  causes,  have  averaged  about  36  per  thousand 
per  annum,  it  will  be  seen  how  true  is  the  saying,  that  "slums  are  more 
deadly  than  battlefields." 

Birmingham— Great  Improvement  Scheme.— This  corpora- 
tion carried  out  several  schemes  under  the  Artizans  and  Labourers 
Dwellings  Act,  1875.  The  first  area  dealt  with  93  acres  in  extent, 
from  New  Street  on  the  south,  to  Aston  Road  on  the  north.  The 
houses  were  old  and  dilapidated,  and  the  death  rate  double  that  of  the 
healthiest  part  of  the  borough.  The  estimated  expenditure  was  as 
follows :— Cost  of  purchasing  properties,  ;^i,3io,ooo;  street  making, 
^34,ooo;  total,  1,344,000.  Less  value  of  surplus  land,  ^794,000. 
Net  cost,  50,000.  One  of  the  streets  formed  on  the  area  is  Cor- 
poration Street,  1,484  yards  long,  22  yards  wide.  The  corporation  did 
not  acquire  all  the  properties.  They  purchased  about  45  acres,  and 
1,867  dwelling-houses  out  of  3,744  upon  the  area.  About  1,200  were 
taken  down ;  the  remainder  were  repaired  and  put  in  sanitarv  condition 
by  removing  buildings  where  too  crowded,  rebuilding  conveniences, 
paving  yards,  providing  proper  system  of  drainage,  etc.  The  greater 
portion  of  land  acquired  has  been  let  on  building  lease,  75  years,  for 
shops  and  other  premises.  The  ground  rents  produce  about  ;^36,ooo 
per  annum,  and  the  rents  of  premises  left  standing  on  the  uncleared 
portion  of  the  land  amount  to  ;,{^2o,ooo  per  annum  gross.  It  was  pro- 
posed to  erect  a  block  of  modern  dwellings  on  the  flat  system  on  the 
remaining  part  of  the  land,  but  the  council  negatived  the  proposal,  and 
instead  22  two-storey  cottages  were  erected.  The  corporation  have 
acquired  other  areas  not  so  centrally  situated.  They  have  cleared 
these  areas  and  provided  thereon  81  artizans'  cottage  dwellings,  letting 
at  rents  of  5s.  6d.  to  6s.  3d.  Returns  sufficient  to  provide  a  profit  equal 
to  a  ground  rent  of  iid.  per  square  yard  per  annum.  The  buildings 
have  been  erected  under  the  Housing  Act  of  1890. 

Greenock— Expensive  Scheme  under  Act  of  1875. — The 

Police  Board  of  Greenock  made  an  improvement  scheme  undfer  the 
Artizans  Dwellings  Improvement  Act,  1875.  The  Board  carried  out 
the  scheme  as  the  land  was  unsuccessfully  offered  for  sale  and  they  had 
no  option.  It  has  turned  out  more  expensive  than  was  anticipated. 
Blocks  of  houses  in  flats  with  shops  on  ground  floor  were  erected  in 
1886  on  the  improved  area.  The  houses  consist  of  single,  two,  and 
three  apartments  respectively,  and  there  are  more  applicants  than  can 
be  accommodated.  The  rents  are  (i)  single  apartments,  los.  per 
month;  (2)  two  apartments,  17s.  per  month;  (3)  three  apartments, 
22s.  per  month.  The  total  cost  of  the  scheme  was  about  ^,^200,000,  of 
which  ^^72,500  was  expended  on  new  buildings.  The  net  rental 
derived  is  about  2,720. 

Swansea. — This  scheme  was  made  at  a  cost  of  ^4,456  per  annum. 
The  land  was  offered  for  sale  or  lease.  Owing  to  the  operations  of  local 
builders  a  scheme  for  rebuilding  was  unnecessary.    Principally  houses 
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for  artizans  were  erected,  the  rentals  amounting  to  ;^i,268,  but  a  large 
area  was  excepted  from  the  operation  of  the  scheme,  and  upon  the  land 
so  excepted  the  public  library  buildings  and  houses  of  a  good  class  were 
erected.    The  net  cost  of  the  scheme  was  p^3.2'88  per  annum. 

Wolverhampton— Expensive  Scheme.— The  council  made  a 
scheme  under  the  Artizans,  etc.,  Act,  1875,  and  purchased  land  to 
build  dwellings  on  for  the  persons  displaced  from  the  unsanitary  area. 
The  unsanitary  area  was  from  time  to  time  resold  for  building  purposes. 
The  council  did  not  carry  out  any  scheme  for  rebuilding.  The  land 
purchased  by  the  corporation  was  not  readily  disposed  ot  for  the 
purposes  for  which  it  was  originally  intended,  and  the  Local  Govern- 
ment Board  being  satisfied  that  sufficient  accommodation  had  been 
provided  by  private  enterprise  granted  modifications  enabling  the  cor- 
poration to  sell  the  land  for  various  purposes.  The  working  classes  are 
now  feeling  the  evil  consequences  of  this  policy.  The  extent  of  the 
condemned  area  was  16  acres  inclusive  of  streets,  and  the  capital  outlay 
on  the  scheme  ^267,862.,  or  an  average  of  ;^i6,74o  per  acre.  Rents 
produced  ^945,  and  a  rate  of  6d.  in  the  £,  producing  p66,765>  was 
levied  in  1889  to  meet  the  annual  cost. 

IMPROVEMENT  SCHEMES  UNDER  PART  1. 

Improvement  schemes  carried  out  under  Part  I  of  the  Act  of  1890, 
resemble  very  closely  those  under  the  Artizans'  and  Labourers',  etc., 
Act,  with  the  exception  that  in  most  cases  the  local  authorities  have 
themselves  provided  a  certain  amount  of  new  accommodation.  The 
cost  of  carrying  out  the  schemes  has  been  somewhat  less,  owing  to  the 
improved  terms  of  compensation  provided  by  sec.  21  of  the  Act  of  1890. 

It  has  not  been  an  uncommon  experience  to  find  enthusiastic 
supporters  of  these  clearance  schemes  on  many  town  and  district 
councils  in  the  shape  of  the  friends  of  those  who  own  slum  cottages, 
which  they  want  the  ratepayers  to  take  off  their  hands. 

DemoHtion  schemes,  under  present  conditions,  are  doubly  profitable 
to  this  class,  because  they  not  only  get  an  inflated  value  for  the  slums 
they  sell,  but  they  also  get  an  increased  rental  for  their  other  dwellings, 
owing  to  the  dispossessed  tenants  competing  for  rooms  in  the  remaining 
slums,  which  they  are  compelled  to  go  to  on  account  of  the  house 
famine. 

The  following  statement  of  loans,  sanctioned  between  1891  and 
1900  inclusive,  for  the  purpose  of  dealing  with  the  clearance  of  large 
unhealthy  areas  under  Part  I,  may  be  of  interest.  In  most  cases  loans 
for  50  years  were  applied  to  the  purchase  of  the  slums,  and  loans  for  40 
years  to  the  erection  of  dwellings  for  persons  displaced. 

The  amounts  borrowed  for  London  are  not  included,  but  the  outlay 
is  given  separately.  The  period  for  repayment  in  London  is  about  60 
years,  and  the  confirming  authorities  are  the  Home  Secretary  and  his 
Treasury. 
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Town. 


Birkenhead 
Birmingham 
Bournemouth 
Brighton 
Coventry 

Devonport 

Dudley - 
Lancaster 
Leigh 


Manchester  - 


Amount. 


£ 

7,250 
30,100 

1,100 
62,591 
518 

759 
22,055 

9.854 
180 
1,200 

423 
4,942 

3,850 
12,235 
282,005 
3,000 


Period 

of 
Loan. 


30  years 
50  » 
50 
40 

50 
30 
30 
50 
30 
30 
20 

30 
40 

50 
40 
50 


» 

>> 
>> 
J, 
>> 
)> 
>, 
)) 
>j 
5, 


Town. 


Plymouth 


Portsmouth  ■ 
Salford  - 

Sheffield 

Southampton 
Stretford 
Sunderland  - 
Wigan  - 


Total 


Amount. 


£ 

41183 

43,540 
30,506 

4,000 
17,940 
52,000 
28,000 
68,512 
46,500 

8,200 
26,650 

8,245 
32,480 

35,873 


848,691 


Period 

of 
Loan. 


20  years 

30  „ 
50 
40 
30 
50 
30 
50 
27 
40 
40 
20 
40 
50 


,1 
»> 

„ 
J> 


Schemes  were  also  dealt  with  at  Bath,  Birkenhead,  Leeds,  and 
Prescot  (U.D.C.)  during  the  year  1900-1.  There  is  a  great  deal  of 
sameness  about  these  schemes.  They  are  all  very  expensive,  mainly 
owing  to  the  fact  that  each  council  has,  in  many  cases,  to  pay  compen- 
sation for  the  land  at  its  full  market  value  as  a  building  site,  instead  of 
its  value  as  a  site  for  erecting  workmen's  dwellings.  Thus  as  much  as 
^32,000  per  acre  has  been  paid  on  the  average  for  sites  in  London. 

The  London  County  Council,  by  eight  schemes  under  Part  1, 
have  cleared,  or  have  arranged  to  clear  about  3 if  acres  of  1,811  one- 
room,  1,418  two-room,  and  445  three-room  dwellings,  or  a  total  of  3,674 
dwellings,  with  about  6,000  rooms  inhabited  by  14,422  persons,  at  a 
cost  of  about  _;^i,o45,ooo. 

In  all  cases  provision  is  made  for  building  new  dwellings  in  sub- 
stitution. Of  these  schemes  the  Nightingale  Street  (Marylebone)  scheme 
may  be  noted,  because  it  is  to  be  carried  into  effect  at  the  expense  of 
the  owner  of  the  first  estate  of  freehold,  Lord  Portman!  A  similar 
arrangement  with  Lady  Henry  Somerset  as  to  the  Churchway  (St.  Pancras) 
area  fell  through.  The  Boundary  Street  (Bethnal  Green)  Scheme 
is  by  far  the  largest  scheme  undertaken  under  the  Housing  Acts. 
Fifteen  acres  of  filthy  and  dangerous  slums,  with  5,719  inhabitants, 
were  gradually  cleared  between  1893  and  1897  at  a  net  cost  of 
j^28o,c  00.  The  claims  of  owners  for  compensation  were  setded  as  follows : 

Total  .\mount        Total  Amount 
Claimed.  of  Seillement. 

159  claims  settled  by  negotiation     -     385,656  228,317 
24  „        arbitration     -       71,677  38,215 


Total       ;^45  7,333  ;^266,532 
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Oldham 
Road 
Area. 

Pollard 
Street 
Area. 

Adjoin- 
infj  Dis- 
trict 6. 

Adjoin- 
ing Dis- 
trict 7. 

Whole 

of 

Ancoals. 

Death  Rate,  1887-8-9  - 
Death  Rate,  1896-7-8  - 
Reduction  per  cent. 

49-2 

297 

39 

51-4 

327 
36 

40-8 
38-6 
5 

49'2 

39 
21 

33"4 
28-6 

14 

Plymouth. — The  corporation  has  bought  and  cleared  an  area  of 
71,760  feet,  of  which  over  one-third  was  thrown  into  streets  and  the  rest 
aJlocaied  for  building  new  dwellings. 


Portsmouth.- — An  area  of  3,136  square  yards  was  cleared  at  a 
cost  of  ;^4,ooo,  and  the  site,  after  rearrangement,  was  sold  for  ;^64o, 
with  the  stipulation  that  12  houses,  in  accordance  with  the  Borough 
Surveyor's  plans,  should  be  erected. 

Salford. — In  addition  to  clearing  certain  areas,  183  unhealthy 
cottages  were  closed  under  a  local  Act,  without  any  cost  to  the 
ratepayers. 

Sheffield.— In  May,  1894,  the  council  obtained  a  provisional  order 
for  acquiring  23,908  square  yards  of  slums  at  an  estimated  net  cost  of 
_j^6o,ooo.  The  area  has  been  divided  into  four  sections  to  be  dealt 
with  gradually. 

Southampton. — Schemes  •  have  been  carried  out  for  clearing 
certain  areas,  and  erecting  a  municipal  lodging  house  and  artizans' 
flats. 

Stretford. — The  property  on  the  condemned  area  has  been  sold, 
and  is  now  replaced  with  modern  dwellings. 

PART  II.-CLEARANCE  OF  SMALL  SLUMS. 


Loans  for  the  purposes  of  Part  II  have  been  obtained  by  the 
following  towns  outside  London  : — 


Town. 

£ 

Years. 

Coventry  (sec.  38) 

145 

50 

Darwen 

12,000 

30 

15.115 

50 

Hereford 

400 

20 

3>5i5 

50 

Manchester  - 

21,795 

50 

Tamworth 

2,960 

35 

1,875 

50 

Total  £ 

57,805 

CLEARANCE  OF  SLUMS. 
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Proceedings  have  been  also  taken  by  421  authorities  for  closing  4,478 
buildings  unfit  for  human  habitation,  but  of  these  no  less  than  2,861 
were  opened  again,  while  few  of  the  others  were  demolished.  It 
appears  that  37  dwellings  were  "represented"  by  householders  during 
the  year  1900. 

The  London  County  Council  have  undertaken  four  schemes 
under  Part  II,  at  Brookes  Market  (Holborn),  Mill  Lane  (Deptford), 
Ann  street  (Poplar),  and  Falcon  Court  (Borough),  involving  the  clearance 
from  si  acres,  450  one-room,  438  two-room,  369  three-room  dwellings, 
10  lodging  houses,  or  a  total  of  about  1,750  rooms  inhabited  by  1,855 
persons,  at  a  cost  of  ;^69,75o;  that  is  about  £ao  per  room,  or^ 38 
per  head,  and  1,460  per  acre.  Half  the  net  cost  will  be  paid  by  the 
respective  borough  councils. 

London  Borough  Councils.— Twelve  schemes  under  Part  II 
have  been  undertaken  by  the  local  vestries  of  London  (now  borough 
councils)  at  Green  Street  and  Gun  Street  (Southwark)  Norfolk  Square 
(Islington),  Moira  Place  (Shoreditch),  London  Terrace  (St.  George's  in 
the  East),  Queen  Catherine  Court  (Ratcliffe),  King  John's  Court 
(Limehouse),  Fulford  Street  and  Braddon  Street  (Rotherhithe),Brantome 
Place,  Prospect  Terrace,  Chapel  Grove,  and  Eastnor  Place  (St.  Pancras), 
involving  the  displacement  from  eight  acres  of  4,042  persons,  at  a  cost  of 
;^i78,728,  or  ^22,216  per  acre.  In  four  cases  the  London  TTounty 
Council  contributes  one-third,  and  in  the  other  cases  half  the  cost. 
Eight  local  authorities  in  1900  closed  133  unhealthy  dwellings,  apart 
from  improvements. 

Manchester. — The  area,  known  as  Chip  Town,  or  Chester  Street, 
was  represented  under  Part  II  in  1891,  and  the  property  acquired 
almost,  if  not  entirely,  by  private  agreement,  was  demohshed  and  368 
persons  displaced,  at  a  cost  of  ;^i5,i4i,  oi"  £^  i3S-  5^.  per  yard  on 
the  area  of  5,761  square  yards. 

Pott  Street  area,  with  127  houses  and  299  persons,  costing  ;^i4,62i, 
or  £2  ICS.  3d.  per  square  yard  on  the  area  of  5,819  square  yards,  was 
also  acquired. 

Harrison  Street  area  cost  ;^5,i47  foi"  79  houses,  containing  250 
persons,  or  ^^i  9s.  iid.  per  square  yard  for  3442  square  yards.  In 
addition  to  erecting  new  buildings,  the  council  have  paid  the  owners  of 
unsanitary  back-to-back  houses,  closed  by  order  of  the  local  authority,  a 
gratuity  of  ^15  for  converting  back-to-back  houses  into  through-houses 
by  partial  demolition. 

RE-HOUSING  OF  PERSONS  DISPLACED  FROM  SLUM  AREAS. 

It  has  already  been  shewii  that  nearly  all  local  authorities  and 
railway  companies  are  required  to  provide  or  secure  the  provision  of  a 
certain  number  of  new  dwellings  in  place  of  those  demolished  by  them 
in  connection  with  improvement  schemes,  whether  under  the  Housing 
Act  or  local  Acts.  These  dwellings  are  supposed  to  be  erected  "within 
the  limits  of  the  area  or  in  the  vicinity  thereof,"  and  they  are  expected 
by  some  people  to  house  the  dispossessed  slum  dwellers.  It  may  be  said  at 
once  that  this  latter  expectation  is  never  realised, for  the  following  reasons: 
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(i)  The  Slums  have  always  been  cleared  before  the  new  dwellings 

£ad%nTH"'''^'""^^"  "^^^"^''"^  ^he  tenant  ha?e 
had  to  find  accommodation  elsewhere.  In  London  it  is 
now  the  rule  to  do  the  clearance  and  building  at  the  same 
time,  but  the  practical  difliculty  still  exists. 
{^)  1  hose  who  are  turned  out  of  the  slums  do  not  need  to  hve  in 
that  particular  locality^  so  they  often  take  up  their  new 
abodes  far  from  it.  Out  of  6,000  persons  on  the  arel 
adjoining  the  new  street  from  Holborn  to  the  Strand,  only 
774  belonged  to  a  class  whose  work  rendered  residence  on 
the  spot  a  necessity. 

(3)  The  cost  of  land  in  central  districts  is  so  great  that  only  a 

small  area  can  be  acquired,  and  this  necessitates  'the 
erection  of  block  dwellings,  so  as  to  get  a  large  number  of 
rooms  on  the  site.  The  cost  of  building  and  maintaining 
block  dwellings,  apart  altogether  from  the  cost  of  sites  is 
very  heavy— double  that  of  cottage  dwellings— so  it'  is 
necessary  to  charge  rents  which  are  out  of  the  reach  of 
slum  dwellers,  or  beyond  their  inclination  to  pay. 

(4)  Slum  dwelling  is  a  disease,  and  most  of  the  persons  dispossessed 

resent  the  regulations  with  regard  to  overcrowding,  clean- 
liness, and  sanitation  which  are  naturally  enforced  by  the 
local  authority  in  new  dwellings.    Thus,  even  if  the  new 
dwellings  were  let  at  lower  rents,  the  old  residents  on  the 
area  would  be  disinclined  to  go  in  them. 
is)  Owing  to  the  house  famine,  there  is  a  strong  pressure  of 
demand  for  house  accommodation  on  the  part  of  respectable 
labourers  and  artizans,  who  have  as  much  necessity  for  a 
decent  home  as  those  in  a  lower  grade. 
It  is  not  surprising,  therefore,  to  find  that  in  nearly  all  new 
dwellings  erected  under  re-housing  schemes,  the  actual  tenants  are 
representative  of  the  ordinary  working  classes  of  all  grades,  with  only 
a  sprinkling  of  the  former  tenants  of  the  slum  area.     It  is  plain 
however,  that  where  sufficient  new  accommodation  is  provided  the  net 
result  IS  the  lifting-up  one  grade  of  all  the  persons  affected— perhaps 
after  all,  a  more  common-sense  course  than  suddenly  lifting  the  worst 
tenants  into  the  best  houses.       Thus,  assuming  four  grades  of  houses 
ma  given  district— "good,"  "very  fair,"  "indifferent,"  and  "  bad  »— 
if  1,000  new  dwelhngs  are  erected,  1,000  tenants  from  one  or  all  of 
these  classes  are  found  moving  into  them.    Even  if  they  all  come  from 
the  good  "houses,"  it  is  clear  that  these  are  not  allowed  to  remain  empty, 
but  are  filled  by  a  corresponding  migration  from  dwellings  not  so  good! 
In  this  way  the  1,000  worst  dweUings  would  ultimately  be  left  empty 
but  for  the  house  famine.    As  it  is,  however,  the  improvement  only 
extends  to  a  lessening  of  overcrowding  corresponding  to  the  1,000 
new  dwelhngs,  and  thus  we  see  by  the  census  returns  there  is  a  steady 
lessening  of  overcrowding  in  the  worst  kinds  of  dwellings.     A  careful 
examination  of  the  following  table  will  show  the  great  cost,  not  only  for 
each  acre  cleared  and  each  person  displaced,  but  also  for  each  person 
re-housed. 
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In  the  case  of  London  the  last  column,  "  Cost  of  Sites,"  does  not 
indicate  the  actual  cost,  but  the  valuation  of  the  sites  for  housing 
purposes,  and  up  to  July,  1900,  land  with  a  commercial  value  of 
^230,000  was  written  down  for  housing  purposes  to  ^^95,000. 


Name  of  Area. 

Acreage 
cleared. 

Net  Cost 
of  Clear- 
ance. 

Persons 

dis- 
placed. 

Per- 
sons re- 
housed 

Total 
Cost  of 

Re- 
housing. 

Cost  of 
Sites. 

London  {Part  I) — 
Brook  Street,  Limehouse 
Trafalgar  Road,  Greenwich  - 
Hughes'  Fields,  Deptford  - 
Cable  Street,  Shadwell 
Shelton  Street,  Drury  Lane  - 
Boundary  St.,  Bethnal  Green 
Brookes'  Market,  Holborn  - 
Clare  Market 

Acres. 
I 

H 

I A 

15 

lA 

I 
19.419 
17,535 
83.793 
40,516 
68,419 
280,000 
8,018 
216,500 

562 
378 

1,786 
970 

1,208 

5.719 
55 
3.172 

306 
306 
666 
796 
6t6 

5,524 
60 
2,25011 

£ 
16,000 
12,370 

35,659 
38,840 
19,792 
280,000 
2,729 

£ 
2,000 
1,000 
3,720 
2,500 
5,700 
27,000 
750 

Southwark  {Part  II)— 

rirfen  Street  and  Crun  Street 

Falcon  Court 

4,805 
15,500 

374 
824 

420 
678 

20,842 
37,455 

3,860 
7,100 

Shoreditch— Moira  Place  - 

^A 

57,300 

533 

400 

22,916 

4,420 

Birkenhead  (Part  I)  - 
Birmingham  {A. L.D.I.  Act) 

I 

5,800 

c  en  000 

198 
6,500 

90 

950 

6,705 
28,100 

per  sq.  yd 
£  s.  d. 
I  16  of 

Brighton  {Part  I) 

4 

55,000 

160 

8,000 

235 

Manchester  {Part  I) — 
Oldham  Road     .       .  - 
Pollard  Street 

-1  7/ 
3  ¥& 

I  Vi 

97, 5  TO 
9,545 

|i,87o 

\  1294 
/  530 

88  nnn 
26,220 

569 
I  15  0 

Part  II— 

Chester  Street     .       -  - 
.  Pott  Street  -       -       .  - 

Harrison  Street  -       -  - 

I  V5 
¥, 

15,141 
14,621 

5,147 

368 
299 
250 

360 
402 
363 

14,801 
18,188 
16,980 

2  13  6 
2  10  3 
I  10  0 

Plymouth  {Part  I) 

I  3/5 

34,500 

813 

84i§ 

37,749 

X 

(\  10  5 

Salford  {Part  I)  ■ 

370  cotts. 

.  50,034 

1,200 

672^ 

31,871 

12  210 

I2  17  5 
U  16  3 

I  10  Ok 

Sheffield  {Part  I) 

5  acres. 

60,000 

1,122 

Wolverhampton  {A. L.D.I. 

Act)  

16  acres. 

267,862* 

Glasgow  {Local  Act)  - 

88  acres. 

600,000 

51,000 

5,600 

B'ldngs." 
480,000 

In  the  case  of  Shoreditch.  the  Vestry  erected  the  dwellings. 
*  Net  Cost,  £138,045.       II  1,500  on  Millbank  Estate.       §  Under  Part  III. 
*  1,500  to  be  re-housed.       °  Value  of  Ground,  £486,000. 
1 6s.  6d.  per  yard  elsewhere.       %  2g\  acres  bought  for  £16,000.       A  Vacant  Area. 


CHAPTER  VII. 


WORKMEN'S  DWELLINGS  PROVIDED  BY  LOCAL 

AUTHORITIES. 

bA^Z*Xou;f  ™y  ^  divided 

VT  'il'i  'he  various  clearances  mentioned  in  Chanter 

VI,  It  lias  been  tlre  practice  to  require  new  dwellings  to  be  erected  fo 
house  at  least  a  part  of  the  displaced  population,  on  or  near  the  areL 
InVhton"  Ssle    Corf  T    T'''?:'    Bi™ingham,  ZZS, 

The  money  required  for  the  purpose  of  building  ^,^sVmos  cases 
included  in  the  loans  mentioned  in  Chapter  VL  TheseTillfna! 
(p"ge?5)"  ""'"'^^  ^'^^^^"^  conditions'to  other  mumcipal  hiusS 

Part^  Il/ofltrw''"''  ^""."^  ^^""'"g^  ^^^^  been  provided  under 
Part  in  of  the  Housing  Act  of  1890,  mainly  with  a  view  to  increase 
he  general  accommodation  of  districts  where  there  has  not  been  a 
sufificient  supply  of  healthy  houses.  A  recent  Government  return 
shews  that  up  to  March  31st,  1900,  Part  III  had  been  adopted  by  Q4 
local  authorities-^;...,  the  London  County  Councils,  46  to^™  councils 
41  urban  district  councils,  and  6  rural  district  councils  Thirty  of  S 
were  then  carrying  out  schemes.  ^ 

The  dwellings  erected  have  been  of  five  types,  as  follows— 

(1)  Common  lodging  houses,  with  either  bunks  or  cubicles; 

(2)  Block  dwellings,  four  or  five  storeys  high,  either  associated 

with  appurtenances  common  to  several  tenants,  or  self 
complete  except  approaches ; 

(3)  Tenement  houses  of  three  storeys,  containing  several  dwellings 

m  each  house,  and  of  two  types  as  in  preceding; 

(4)  Cottage  flats  in  two  storey  self-contained  dwellings; 

(5)  Cottages  of  various  sizes,  self-contained,  and  generally  provided 

with  gardens.  ^ 

Types  of  each  class  will  be  described  hereinafter. 

London,  Glasgow,  Manchester,  Liverpool,  Hornsey,  and  Richmond 
are  described  more  fully  in  another  chapter,  and  details  as  to  all 
dwellings  are  given  in  the  tables  in  the  following  chapters,  but  a  few 
words  about  the  general  work  of  each  district  are  here  given 
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LOANS  UNDER  PART  III. 

The  following  loans  were  sanctioned  by  the  Local  Government 
Board,  during  the  period  189 2- 1900,  for  schemes  for  building  working 
class  dwellins^s  under  Part  III  of  the  Act  of  1890,  in  English  provincial 
districts  alone. 

(Periods  of  fifty  years  denote  loans  in  respect  of  sites  ;  periods  of  less 
than  fifty  years  are,  as  a  rule,  for  buildings  and  works).^  


Towns. 


Rural  District 
Councils — 

Thingoe  R.D.C. 

(Ixworth,  Suffolk) 
Sevenoaks  R.D.C. 

(Penshurst,  Kent) 

Urban  District 
Councils — 
Alnwick 


Amount  of 
Loan. 


-a  p 
.2  o 

^  1— ] 


Barnes 

Barking  Town 
Basingstoke  - 
Bognor 
Brentford 

Ealing  - 

East  Ham  - 
Edmonton  - 
Finchley 

Heston  Isleworth 
Hexham 
Hornsey 
Llandudno  - 


} 


} 


Rhyl  - 

Southgate  - 
Tottenham  - 
Wood  Green 


£ 
1,700 

1,800 
1,240 

i,6co 
16,900 
20,105 

3,000 
650 

6,950 
5>35o 
3o>566 
120,640 
8,630 
1,850 
2,833 

327 
47,000 

6,283 

2,750 
250 

3>275 
8,500 

3>3oo 


Yrs, 


Towns. 


Small  Boroughs- 
Aberystwith  - 
Basingstoke  - 

*Darwen 


} 


Amount  of 
Loan. 


40  j|  Folkestone  - 

Richmond  (Sur- 
rey) - 
Stafford 


50 

50 

39 
40 

30 

30 
40 

50 
40 
40 
50 
50 
45 
50 
40 

30 
30 
50 
32 
50 
50 


1 
/ 

,1. 


Tunbridge  Wells j- 

County  Boroughs — ' 
Birmingham  (land)j 
Burton-on-Trent  -j 

*Brighton  -  - 
Leicester 


} 


^Liverpool 

^Manchester 
Newcastle-o'-Tyne 
^Plymouth  - 

*Salford 


■^Southampton 

West  Ham  - 
*Wigan 


Total 


£ 

3,300 
3,000 
700 
6,800 

16,344 
1,063 

33,637 
4,240 
1,400 

17,900 
2,100 

6,200 

33,000 

13,250 

6,525 
69,700 

1,300 

28,415 

5.761 
10,215 

2,700 
14,180 
12,298 

9,000 
218,729 

12,773 
2,000 


832,029! 


^In  th'ese  cases  the  n^w  accoinmodation  has  been  partly  in  connection  with  previms 
Improvement  Schemes.       t  This  now  amounts  to  close  upon  one  million  pounds. 
It  will  be  noticed  that  the  period  of  the  various  loans  is  as  follows : 
Loans  for  30  years  and  less  i:i6i,54i       Loans  for  50  years  ;^8o,938 
40     „      -       -  ;^583,350  „         60    „  ^6,200 

They  were  borrowed  by  two  Rural  District  Councils,  denoted  hereafter 
by  the  letters  R.D.C. ;  eighteen  Urban  District  Councils,  denoted  by 
the  letters  U.D.C.  ;  seven  Town  Councils,  denoted  by  the  letters  T.C. ; 
twelve  County  Borough  Councils,  denoted  by  the  letters  C.B. 
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ENGLAND  AND  WALES. 

(General  Information  as  to  Municipal  Working  Class  Dwellings.) 

TTtT?^.i5°"u'^'"?  "^^'l"^,''  Otherwise  mentioned  have  adopted  Part 
III  of  the  Housing  of  the  Working  Classes  Act,  1890:- 

A.^hTr^/r  "  ■     population  12,667. 

Ashton-under-Lyne     -      'IT  u 

BedHngton-  .    U.D.C.    -  " 

Bedwellty    -  -    UDC  " 

Blaydon-on-Tyne  -    U.D.C    -  .Hit 

Cardiff       -  -      CR  "  i^' 

Cheltenham  -      TC  "  "      ^  ^'^'q' 

Chester       -  .      CB  '  "  "^1'"^^ 

Co-ett      -  .    UDC.  -  "  It"- 

Dudley       -  -      CB  "  q'q 

East  Grinstead  -    U.D.C  i  "  'e'oo!- 

EbbwVale  -    UDC  -  " 

Hertford     -  .      TC  " 

Lichfield     -  -      tc  -  " 

Nantyglo  and  Blaina  -    U.D.C  -  "  il'^n?' 

Newport  (Mon.)  -      CB.  .  ^       6  .Igo.' 

Stanley       -  -UDC 

Tunstall  (Staffs.)  -    U.D.C."  -"  ,'; 

Wallsend    -  -      T  C 

Wimbledon-  -    U.D.C.  -  "„  ZUl 

Aberystwith  (T.C),  pop.  8,oi3._Adopted  Part  HI  and  borrowed 
;63.3oo  for  buildmg. 

Alnwick  (U.D.C),  pop.  6,7r6.-Adopted  Part  HI  and  borrowed 
1,240  for  land. 

Barking  Town  (U.D.C),  pop.  2i,547._Erected  85  cottage 
dwellings  costing  ^20,105  (Part  HI),  and  there  were  228  applicants 
tor  the  first  20  cottages.     No  arrears  of  rent  up  to  date. 

i^-^?f^^f^i^-^;^-^'  P°P-  17,822.— Erected  48  cottages  in  Mortlake 
Middle  Ward  on  the  Richmond  lines,  and  they  were  opened  in  April 
1901.    The  site  will  permit  of  26  more  cottages  being  built. 

borrowed"^^^°^^  9' 793-— Part  HI  adopted  and  ;^3,ooo 

Bath  (City),  pop.  49,817.— Forty  cottages  built  on  the  Dolemeads. 

Birmingham  (City),  pop.  522,182.-866  pp.  44  and  47,  and 
Chapter  IX.  i-i-   -r-r  t/, 

Birkenhead  (C.B.),  pop.  110,926  (p.  47).— Closed  76  houses  last 
year  under  Part  H,  and  adopted  Part  HI.  Built  18  houses  at  a  cost 
of  .£6,705  to  rehouse  90  people  in  connection  with  an  improvement 
scheme. 

Blackburn  (C.B.),  pop.  127,527.— Adopted  Part  HI.  Purchased 
site  for  a  lodging  house. 
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Bognor  (U.D.C.),  pop.  6, 1 80.— Two  cottages  built  under  Part  III 
for  £z2^  each,  on  land  costing  3/10^  per  yard.  Others  abandoned 
owing  to  requirements  of  Local  Government  Board. 

Bradford  (C.B.),  pop.  279,809.— Scheme  under  Part  III  being 

considered. 

Bradwell-on-Sea  (Essex),  pop.  914,  Maldon  (R.D.C)— Will 
build  cottages  at  a  cost  of  1,600. 

Brentford  (U.D.C.),  pop.  15,171.— Built  28  cottage  flats  in 
Starnai'e  Road  under  Part  III. 

Brighton  (C.B.),  pop.  123,478.— Built  28  five-room  cottages, 
under  Part  III,  on  part  of  a  site  of  four  acres  given  to  commemorate 
the  Diamond  Jubilee.  The  houses  cost  ^266  each,  have  double 
(hollow)  walls,  and  an  attic  floor,  but  are  awkwardly  situated  on  the 
outskirts  of  the  town. 

Bristol  (City),  pop.  328,842.— Cottage  flats,  of  the  Birmingham 
(Milk  Street)  type,  erected  in  connection  with  street  improvements 
on  three  sites,  some  of  which  are  low-lying  and  expensive  to  deal 
with. 

Burton-on-Trent  (T.C.),  pop.  50,386.— Fifty  cottages  have  been 
built  under  Part  III,  and  109  more  are  to  be  erected.  It  is  es- 
timated there  will  be  an  annual  deficit  on  smkmg  fund  of  £22>^  per 
annum. 

Bury  (C.B.),  pop.  58,028.— Plans  for  a  municipal  lodging  house 
have  been  approved. 

Carlisle  (T.C.),  pop.  45.478.— DwelHngs  on  the  cottage  flat 
system  provided,  at  a  cost  of  £s,loo,  in  connection  with  an  improve- 
ment scheme,  but  unsuitable  to  local  needs  and  never  fully  occupied. 

Coventry  (C.B.),  pop.  69,877.-The  Town  Couiicil  has  appointed 
a  special  Housing  Committee  to  enquire  into  the  needs  of  the  Borough 
and  report  thereon.    Part  III  has  been  adopted. 

Croydon  (C.B.),  pop.  i33,885.-Ten  cottages  and  a  municipal 
lodging  house  for  both  sexes  have  been  built  under  a  local  improvement 
Act. 

Darwen  (T.C.),  pop.  38,2ix.-In  .^0""^^^^°"  ^^^^^  ^^^^^^^^^ 
schemes,  cottage  dwellings  have  been  provided  under  Parts  II  and  lii 
upon  Corporation  land,  rented  at  £zs  peracre  from  the  Water  Depart- 
ment.   The  larger  houses,  let  at  8/-,  contain  six  rooms,  scullery,  and 
bath. 

Devizes  (T.C.),  pop.  6,532.-Interesting  Experiment. -The 
council  have  laid  out  land  in  suitable  plots,  and  granted  building  leases 
for  99  years  upon  very  favourable  terms,  on  condition  that  workmen  s 
dwellings  are  built.  Thirty-seven  plots  have  been  taken  up  already,  and 
houses  are  being  built  for  the  prospective  tenants  upon  a  common  plan 
approved  by  the  council. 
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Street  area,  a,  a  cost  of  about  ;£6,845*for  site  and  for  buitn^ 

Douglas   (Isle.of-Man).-Three   blocks   of   dwelling  costing 

fec.:r„u-,re^t£L%5Ts.^:Li^ri^^ 

t>een  ^^,822  in  four  years,  owing  to  heavy  cost  of  land 

clmplftedry'^'n^ri^^f  ^^'^S-    To  " 

ha.h.tn'h^'""  (U.DC),  pop.  95,989.-Under  Part  IH,  Xiao  640 
has  been  borrowed,  and  40  coitage  flats  built  at  New  Beckto^    are  let  a^ 

lUi^""  »<i  7/«  room's,  scullery 

been^a1;rr"ed°L*yh''  '^  *VP°P-/''''''--^'«'^'^«"  ''"^  "f  '^'-d  have 

toS"fof  t'^:  etS^slorrse'^lcht  cfntlrfl  '"^^ 
wif-h  hatK        o    11  ,      ;  Liic&t; ,  eacn  to  contain  nve  rooms, 

re"nToV5;f;S  i::/""'      ^^"^  «°  ^5  feet,  and  to  be 

Erith  (U.D.C.),  pop.  25,295._Building  48  cottages  under  Part  III. 

und^'panmlo^'"??'  ^^-^f-^'  P°P-  9.489-Built  I.  cottages 
unoer  I  art  HI,  each  with  six  perches  of  garden  ground. 

riVj^^^l7  ^^-^-S-^'  P?.P-  23, 59 1 --Purchased  4I  acres  of  land  for 
■A!9u^  i'/""^  prepared  a  scheme  for  building  61  cottages  on  2^  arrP. 
with  half-an  acre  for  road  45  feet  wide.  ^^"ages  on  2^  acres, 

undfr°?an  Iir.r«?^'  ^^P'  3°'694^Built  50  cottages  in  18991900 
under  Fart  III  at  8/-  per  week.  If  interest  were  2I  per  cent  and 
period  of  loan  60  years,  rent  need  only  be  6/-  per  week 

nrnvk,V.n"^P°°^  (T-C),  pop.  22,723.-Has  under  consideration  the 
Ender  Part  III  '"''"''^P^'  the  erection  of  cottages 

schemf^^h.^  P°P-/^'382.-Spent   ^^3,515    on  clearance 

JZf^f'  r       ^T^T:''!.      dwellmgs  is  being  carried  out  at  estimated 
cost  ot  ;43,57o  for  building. 

nn..".^f  "V^^^'^^f^^^^-^-^-^'P^P-  3o,838,and  Hexham  (U.D.C.), 
pop-  7,871,  have  each  adopted  Part  III  and  bought  land. 

«f  (R-D.C),  pop.  26,738.— Has  decided  to  seek  the  consent 

Part  III  ""^  ^"""""^  ^°         administration  of 

Hornsey  (U.D.C.),  pop.  72,056.— Full  details  in  Chapter  IX. 
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Huddersfield  (C.B.),  pop.  95,008.— Built  municipal  lodging  house 
in  1853,  and  157  cottages  in  1882,  under  local  Act  on  ground  leased 
for  999  years.  Rate  of  interest  too  high,  but  lodging  house  makes  a 
small  profit. 

Hull  (City),  pop.  240,618.— In  connection  with  improvement 
schemes,  40  tenements  in  three  blocks  have  been  built,  at  rents  of  3/6 
for  2^  rooms,  4/9  for  3^  rooms,  5/6  for  4^  rooms.  From  June,  1898, 
to  May,  1902,  no  less  than  1,425  houses,  in  about  fifty  different  streets, 
were  represented  under  Part  II  by  the  Medical  Officer  as  being  unfit 
for  human  habitation,  but  only  362  were  demolished.  The  areas  dealt 
with  amounted  to  16,861  square  yards. 

Ixworth,  pop.  95 1,  Thingoe  (R.D.C.)— Full  details  in  Chapter  XI, 

Keighley  (T.C.),  pop.  41,565. — Under  improvement  scheme,  24 
four-room  houses  were  built  for  ^^6,163,  giving  a  rental  of  about  ^350. 

Kingston  (T.C.),  pop.  34,375.— After  street  improvement,  12  good 
cottages,  with  electric  light,  let  at  9/-  and  10/-  per  week. 

Lancaster  (T.C.),  pop.  40,329. — The  Corporation  has  adapted 
two  houses  under  Part  III. 

Leeds  (C.B.),  pop.  423,953.— Built  10  through  houses,  at  5/9  per 
week,  under  Part  II.  Cost  of  site,  7/3  per  square  yard.  The  practice 
is  to  sell  land  at  1/8  to  2/4  per  square  yard  to  private  builders,  to  put 
up  new  dwellings  to  re-house  tenants  displaced  from  areas  containing 
75  acres,  now  being  cleared  at  a  cost  of  ;J5oo,ooo. 

Leicester  (C.B.),  pop.  211,574.— Built  42  tenements,  in  three 
storey  blocks,  on  Corporation  land  under  Part  III.    All  fully  occupied. 

Leigh  (T.C.),  pop.  40,001. — Street  improvement  necessitated 
building  20  five-room  cottages,  at  a  cost  of  ;^8,o63  inclusive.  Total 
cost  of  improvement;  ^21,004. 

Linthwaite  (U.D.C.),  pop.  6,879.— Built  4  cottages  for  ;^9oo. 

Liverpool  (City),  pop.  684,947.— (pp.  41-42)-  Full  details  in 
Chapter  IX. 

Llandudno  (U.D.C.),  pop.  9,307.— Built  19  cottages  in  1897,  and 
bought  land  for  60  more. 

Manchester  (City),  pop.  543,969-— (PP-  47-49)-  Full  details  in 
Chapter  IX. 

Merthyr  Tydvil  (U.D.C.),  pop.  69,227.— Borrowed  ;^i5,ooo 
under  Part  III,  and  got  tenders  for  building  100  cottages. 

Middlesbrough  (C.B.),  pop.  91,317.— Built  a  few  cottages  after 
street  improvement,  and  preparing  a  scheme  under  Part  III. 

Morpeth  (T'.C),  pop.  6,158.— Sold  municipal  land  to  workmen, 
and  advanced  money  for  the  erection  of  cottages. 

DI 
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housing.    City  Council  is  now  consider! >ik  scheme  for  ihr^  1 

Srrtv"/'"^^  ''""'''i'^  Li:e^jrcol^o;^^r"  it 

add  tion,  the  l  ou  n  Improvements  Committee  lias  obtained  the  aroroval 
of  the  Local  Government  Board  to  a  housing  schemrto  mm  v  7ht 
needs  of  people  displaced  by  improvements.  ^  ^  ^ 

Newport  (Men.),  (C.B.),  pop.  67,29o._Adopted  Part  III. 

Norwich  (C.B.),  pop.  iii,728._Corporation  has  i;urchased  land 
for  housing  purposes,  but  no  further  steps  have  been  taken. 

Nottingham  (C.B.),  pop.  239,753._Built  five-storey  block  dwel- 
lings,  22  jears  ago,  under  A.  and  L.  D.  Acts,  in  Victoria  Square  •  also 
cottages  recently,  on  Coppice  Road,  in  connection  with  iriprovement 
of  back-to-back  houses.  These  latter  will  pay  3I  per  cent,  on'^an  outlay 
of  ^310  per  house,  with  an  average  rent  of  6/6  per  week  for  five  Soms 
and  scullery.  The  period  of  the  loan  is  onl/  30  years ;  if  it  were  60 
years  there  would  be  a  saving  of  per  cent'  It  is  proposed  To  build 
30  three-storey  tenements,  on  the  Manchester  lines,  in  Pennyfoot  Street 

Chapter  Xl"'"^*'  Sevenoaks  (R.D.C.)-Full  details  in 

fl.t.^!j^"!°P^^^  ^^-^-^TP  ^°7,509— (p.  48).  Built  three  blocks  of 
flats  under  Part  I  on  half-an-acre  of  cleared  area,  at  a  cost  of  000 
for  site  and  i:i5,4oo  for  building  168  rooms.     Bought  2qA  teres  of 

mosdv  fl'.f  °?  TfT  '  '  of  ^^9,600,  and  builtls  houses, 
mostly  flats  at  a  cost  of  ^22,349  for  374  rooms.  Six  other  blocks  are 
m  course  of  construction. 

Poole.— Small  area  has  been  cleared  and  houses  are  being  built. 

Prescot  (Lanes.)  (U.D.C.),  pop.  7, 85 5. -Dwellings  are  being  built 
to  rehouse  displaced  tenants. 

Rhyl  (U.D.C.),  pop.  8,473.— Adopted  Part  III  and  borrowed 

Richmond  (T.C.),  pop.  31,677.— Full  details  in  Chapter  X. 

Rotherham  (T.C.),  pop.  54, 348. —Adopted  Part  III  in  order  to 
re-house  after  an  improvement  scheme.  Will  probably  build  70 
cottages  on  the  plan  of  Comes'  cottages  at  Leek. 

Salford   (C.B.),  pop.  220,956.— (p.  48).    Full  details  in  ninth 
Chapter. 

Southampton  (C.B.),  pop.  104,911.— Loans  have  been  obtained, 
under  Part  II,  for  a  scheme  dealing  with  thirty  acres  of  land.  The 
corporation  has  erected  a  lodging  house  and  artizans'  flats.  Capital.— 
Total  raised,  ^^57,832  ;  annual  income,  ^3,081 ;  expenditure,  ^^2,371 
(excluding  interest  and  repayment  of  loans). 

Southend-on-Sea  (T.C.),  pop.  28,857.— Adopted  Part  III,  and 
bought  5  acres  at  ^300  to  build  60  cottages,  at  a  cost  of  ;!^r4,75o. 
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Sheffield  (City),  pop.  408,994.— Adopted  Part  III.    Cleared  the 
Crofts  area  at  a  cost  of  ;^9o,ooo  for  5  acres.    Built  dwellings  on  part 
of  it  as  follows  :— 8  one-room  at  3/-  per  week ;  62  two-room  at  5/-  per 
week;  54  three-room  at  6/6  per  week.    On  another  site  of  i  acre 
acquired  from  the  Tramways  Committee  of  the  Corporation,  on  a  loan 
for  75  years  at  3  per  cent.,  20  five-room  cottages  have  been  built  at  a 
distance  of  two  miles,  or  a  penny  tramfare,  from  the  centre  of  the  city, 
and  let  at  6/6  per  week.  They  each  cost  about  ^220  for  building  alone, 
^30  for  site,  and  ;^40  for  other  expenses.    The  biggest  schemes, 
however,  are  yet  to  come.   The  Council  has  very  wisely  set  itself  to  pur- 
chase land  on  the  outskirts  of  the  city  while  the  price  is  still  comparatively 
low.   In  this  way  42  acres  were  bought  at  /lioo  per  acre,  and  60  acres  at 
50  per  acre,  all  by  agreement.    With  regard  to  three  more  lots  of 
knd  containing  33  acres,  one  owner  refused  to  sell  except  at  too  high 
a  price,  so  that  compulsory  purchase  was  effected  ;  and  although  the 
owner  wanted   ;2{^io,ooo,  the   award   was   only   ^6,049,   and  the 
actual  cost  after  arbitration,  allowing  for  all  expenses,  averaged  only 
£2^0  per  acre,  and  even  this  included  the  award  of  ;^t,2oo  compensa- 
tion for  "injurious  affection"  because  only  part  of  his  land  was  taken. 
It  is  a  striking  commentary  on  the  peculiar  sanctity  attached  to  landed 
property  as  against  human  beings,  that  the  erection  of  healthy  homes 
for  the  people  should  be  considered  such  a  serious  evil  as  to  demand 
such  heavy  compensation.     The  Housing  Committee  of  the  Sheffield 
City  Council  are  considering  proposals  for  the  development  of  these 
150  acres,  and  although  no  definite  decisions  have  been  come  to,  the 
general  bodv  of  opinion  seems  to  be  decidedly  pronounced  in  favour 
of  cottages  rather  than  either  block  dwellings  or  tenement  houses.  The 
cottages  will  probably  have  plots  of  ground,  each  containing  about  200 
square  yards,  and  will  contain  a  living  room  and  a  combined  kitchen 
and  scullery  on  the  ground  floor,  with  three  bedrooms  on  the  first  floor. 
Baths  will  be  provided  in  many  cases,  and  a  number  of  the  houses  will 
be  semi-detached.  Tht-y  will  cost  about  ;^42  per  room.  With  the  prospect 
of  cheaper  interest,  and  a  60  years'  loan  for  buildings,  it  is  probable  that 
the  rents  may  be  fixed  so  as  to  be  little  over  i/-  per  room  per  week. 

Southgate  (U.D.C.),  pop,  14,993-— Under  Part  III,  12  cottages 
with  bath  and  scullery,  costing  ;^3>ooo.  and  let  at  6/6  to  7/6  per  week, 
which  just  pays. 

South  Shields  (C.B.),  pop.  97,267.— Adopted  Part  III,  and  scheme 
sanctioned  for  building  32  cottages  at  a  cost  of  ;^8,ooo, 

Stafford  (T.C.),  pop.  20,894.— Built  40  cottages  under  Part  III  at 
a  cost  of  about  ^,9,000.  These  cottages  are  let  at  4/-  per  week,  and 
the  sinking  fund,  about  ^'112  per  annum,  is  provided  by  the  rates,  as 
a  matter  of  definite  policy. 

Stretford  (U.D.C.),  pop.  30,346.— After  clearing  4,117  square 
yards  for  ;^2,695,  adopted  Part  III,  and  built  40  cottage  flats  with  96 
rooms  for  ;^5,3o6.    Average  net  profit,  ^,25  per  annum. 

Sunderland  (C.B.),  pop.  146,565.— Cleared  area  under  Part  I  at 
a  cost  of  £2  14s.  id.  per  yard  for  site  worth  7/6  per  square  yard,  and 
prepared  scheme  for  building  204  rooms,  in  73  dwellings,  for  325 
persons.    Adopted  Part  III. 
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cott.gesro.^.^,3S;^i;\-^^  III;  buiU  . 

of  l^fdeSVrop^r?vtas  ZS'lut^'t  4.4°o-The  Corporation,  as  owner 
sites  have  been  read ify  taken  un  ^^orkmen's  dwellings.  The 

and  others.  ^  ^^^'^         moderate  ground  rents  by  workmen 

Pop^iT49"-ld^fed^^^^^^^^  and  Tunstall  (U.D.C.), 

Wellington  (Salop)  (U  D  C  ^  non  ^^  o- 
erected  at  proposed  rents  of  sA  per  week  ^^^"g 

and^r co?t?g^  flSs'-L^r^bet^'^pfoVTdS'at^L^  ^'^^P-^' 
Corporation  Street.     Electric  li7hf^«       5  at  Bethell  Avenue  and 
week  extra.    Schemes  are  m  profress  at  E^^^^^  f''^'"^ 
land  ^2,617,  buildings  vTi,  Chi      ,      "^'^      4°  tenements- 

old  houses  to  be  demSished  Channelsea  Estate  (leasehold),  no 

erected,  at  a  cos77^';'o"  'LTtl%''1  be 
re-housing  persons  displaced  hv'  1-  V  ^ats,  for 

£2,273  for  land,  and  iiTg^  L  b^L'^^PT'T^'  ^  ^^^^  of 

of  the  Council;  Manor  Ro^dEsSte  /  ^^  f "  ^^''^^  Committee 
^ii,7So,  and  plans  appfovedl  c.n^^^^^^^^^  '^^^ting 
buildin'g;  Temple  Mmf S  ate  facrel^ 

Temple  Mills  Estate,  |  acre  reqd  eS  rde4loTth?  ^^,500; 
houses  purchased  for  ctr^of  •  '•o  aeveiop  the  precedmg  site  •  12 

the  working  classes  '"^P^ovements  and  appropriated  fo^r  housing 

buiS^^o/Sll''-''-^-''  '■"P-  ^•"'-Twelve  co.,ages  to  be 

.0  b^s'^.^t  3/6^  wir -i^^^^^  --<i 
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SCOTLAND. 

This  is  the  land  of  the  small  dwelling,  so  far  as  the  number  of 
rooms  is  concerned.  Most  houses  are  of  stone,  and  the  tendency 
in  the  past  has  been  to  keep  the  standard  low  in  order  to  get  cheap 
rents.     Block  dwellings  are  the  rule  in  large  towns. 

Aberdeen  (City),  pop.  143,722.— A  scheme  under  Part  I  carried 
out.  A  common  lodging  house  has  been  built.  Also  adopted  Part 
III,  and  built  a  block  of  8  tenement  houses,  three  storeys  high,  with 
three  dwelUngs  on  each  floor ;  one  washhouse  for  four  families ;  one 
w.c.  for  three  tenants  ;  only  part  of  site  used  at  a  cost  of  8/-  per  square 
yard ;  380  square  yards  to  each  house.  Returns,  per  cent,  after 
paying  expenses  and  to  sinking  fund. 

Edinburgh  (City),  pop.  298,069  (p.  47)— Dwellings  have  been 
erected  (after  clearing  slum  areas)  at  Cowgate  and  High  School  Yards, . 
at  South  Back  of  Canongate,  and  at  Tynecasde  in  the  suburbs.  There 
are  no  sculleries,  no  washhouses,  and  in  some  cases  one  w.c.  to  two 
lamilies.  The  total  cost  was  ;^2S,3io.  The  rents  vary  from  2/-  to  2/7 
for  one  room,  and  4/-  to  5/-  for  two  rooms.  The  gross  rental  is  ^i,  200. 
The  Working  Expenses  are  ;!^3io.  Interest  ^760.  Sinking  Fund 
^^840  ;  so  there  is  a  deficiency  on  the  latter.  They  are  occupied  by 
mechanics  and  others  of  that  class  The  sites  cost  ^14,520  per  acre, 
but  have  been  "  written  down  "  to  one-fourth  or  one-fifth  of  this  amount 
for  housing  purposes.  At  Greenside,  330  new  dwelHngs  are  being 
bui't,  and  64  old  houses  reconstructed.  At  Stockbridge,  81  two-storey 
cottages,  at  rents  1/9  to  3/6,  are  being  built  of  clinker  blocks  from  the 
Powderhall  dust  destructor,  by  Council's  workmen,  at  a  cost  of  ^S,4oo. 
On  area  D  105  small  houses  are  being  built  at  a  cost  of  ;^i6o  each. 
The  total  outlay  on  building  exceeds  ^150,000.  In  nearly  every  case 
the  dwellings  above  mentioned  consist  of  only  one  or  two  rooms. 
Rents  run  from        to  ^^10  los.  per  week. 

Glasgow  (City),  pop.  622,355,  (p.  42).  Dealt  with  fully  in  the 
next  chapter. 

Greenock,  pop.  67,645,  (p.  44)— Has  one  municipal  common 
lodging  house  with  252  beds,  and  under  the  A.  and  L.  D.  Act  of  1875, 
has  built  21  houses  in  Dalrymple,  Shaw,  Duff,  and  Brynmer  Streets, 
containing  197  dwellings  in  290  rooms.  Each  w.c.  suffices  for  from 
one  to  three  families,  and  each  washhouse  for  from  six  to  twelve  tenants. 

Leith,  pop.  97,551.— Has  a  municipal  lodging  house,  which  has 
realized  ;^3,2oo  gross  profit  since  1894. 

Paisley,  pop.  79,355- — Has  a  municipal  lodging  house,  with  beds 
let  at  4d.  and  4^d.  per  night.  In  1899  the  income  was  ^£'890  and  the 
expenditure  ;^8oi. 

Perth  (City)  pop.  32,872.— Has  expended  ;^ii,6oo  in  providing 
dwelUngs  let  at  ^5  per  annum  for  one  room,  and  ^7  5s.  to  los. 
for  two  rooms,  and  ^11  los.  for  three  rooms,  not  including  rates. 

Peterhead  pop.  12,195.— The  Council  has  erected  a  municipal 
lodging  house  at  a  cost  of  2"i.5o°'.  it  was  urgently  required.  A  rato 
of  |d.  in  the      is  necessary  to  maintain  it. 
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IRELAND  {-See  also  pp.  37-39). 

and  plentiful.  "^b'ng  nouses,  as  houses  are  cheap 

Clonmel  (Tipperary),  pop.  10,500.— Under  Part  TTr  -,r  r 
dwellings  at  2/-  to  2/6,  and  7  five-room  dwel  i  Js  at  c/,^  n  "'''T 
have  been  provided  at  a  cost  of        ,00  incS  rt         P""  ^"""^^ 
but  there  has  been  a  deficit  of  ^it'o'^  the  yeaTw^^^^^^^^^  ^^^'^^ 

Cork  (City),  pop.  75,978.— Two  areas  have  been  clear^H  =,nH 

Harper.  DweHings  a.  rents  tlZ^,  ^lZ%?X.i:t  ' 
cost^J°f,tX':'^-^-^'        ".^Ss-Dwellings  are  being  erected  at  a 

to  tlS"e"i"„t*of'''>r''-  47>-L»ans  have  been  applied  for 

,>!„„      r!^       £'o,ooo  under  the  Small  Dwellings  Acguisit  on  \a 
1899-    ^500,000  to  be  spent  under  the  Act  of  ,890.  ^ 

at  a'^osTof  SsSa      '^''^'-Twenty-ona  dwellings  have  been  built 

hous^s"whTi?gfvi"a&^s ^r-T "'""■'^  58 
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the^n3atinn'^^r5^°"'''-^ff  ^^^"'"S^  °f  ^he  lowest  classes  of 
rramp  class.  They  frequently  leave  so  much  to  be  desired  in  the 
matter  of  decency,  cleanliness,  and  sanitation,  that  thereTs  plemv  of 
room  for  one  such  "Poor  Man's  Hotel"  to  be  Erected  hy  Lulcl 
pahty  in  nearly  every  large  town,  and  in  some  smaller  towns  botl  as 

of  ruppfvirthf  de^  "'^^ 

01  supplying  the  deficiency  of  accommodation,  and  thus  by  healthv 
competition,  improving  other  lodging  houses.  ^  ^ 

They  vary  somewhat  in  the  degree  of  privacy  as  reaard^  <;l,-,.n;„^ 
rava,r°''"T'  '^^P'"      .'he  '^[r:  cZl'n  oTmT 

^loZlrtTrT"'''''''''h''"'  *eirmai„  feaS 

rorwra\rh;'ar:a,rs''°"  ^ 
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Cross  Section. 

Note.— A  separate  venHlaiion  shaft  to  each  -00m,  with  double  outlet  in  rooj. 


Bloom  Street  Lodging  House,  Salford  -This  lodging 
house  which  is  a  fair,  average  specimen  of  municipal  lodging  houses, 
consists  of  two  main  blocks,  each  four  storeys  high,  with  a  connectmg 
landing  and  staircase  above  the  ground  floor.  The  entrance  hall  is  30 
feet  wide  and  36  feet  long,  with  a  large  day  room  on  the  left,  71  teet 
long,  V  feet  wide,  and  14  feet  high,  and  also  a  locker  room  with 
compartments  numbered  to  correspond  with  the  cubicles  in  the  dormi- 
tory To  the  right  of  the  entrance  hall  is  the  dinmg  room,  48  teet  by 
31  feet,  containing  grills,  cooking  ranges,  and  other  fittings.  This  room 
is  connected  with  the  grocery  shop,  scullery,  crockery  store,  and  kitchen, 
from  which  the  lodger  can  buy  provisions  at  a  cheap  rate,  and  borrow 
the  crockery  and  cooking  utensils  required.  At  the  rear  of  the  block 
are  the  baths,  lavatories,  washhouses,  and  sanitary  conveniences,  giving 
the  greatest  facilities  for  cleanliness.  Above  the  ground  floor  are  six 
dormitories,  12  feet  high,  divided  into  a  total  of  285  cubicles  by  sheet 
steel  partitions.  Each  cubicle  contains  a  spring  mattress,  bed  blankets, 
sheets,  and  quilt,  chair,  locked  box,  mirror,  and  comb  ;  and  allows  a 
space  of  nearly  600  cubic  feet  for  each  lodger.  An  external  fire-escape 
staircase  has  been  provided.  The  cost  of  building,  fittmg,  and  furnish- 
ing was  and  the  charge  6d.  per  night. 
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Bloom  Street  Lodging  House,  Salford 

The  ..a  and  3rd  arc  sinuUr  in  arrangelffo  11^^. 


QROONO  FLOOR  PLAR 


TYPICAL    LODGING    HOUSE  CUBICLES 


CORRIDOR    IN    HARRISON   STREET   MUNICIPAL  LODGING  HOUSE 

MANCHESTER. 


Shewing  Arrangement  and  Ventilalion  of  Cubicles, 


arrangement  to  this  prevails  in  the  Salford  and  other  Municipal 
Lodging  Houses. 
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Statistics  as  to  Municipal  Lodging  Houses.— It  will  be 

seen  from  the  following  tables  that  the  cost  of  building,  furnishing,  and 
fitting  varied  from  £31  to  £l  i  per  head  of  the  accommodation ;  the  three 
most  modern  being  ^61  per  head.  The  daily  charge  varies  from  3d 
to  6d  according  to  the  quality  of  accommodation  provided,  it  will  be 
seen  that  some  pay  very  well,  but  others  are  carried  on  at  a  loss. 


Town. 


Aberdeen 
Croydon 

Darwen  (1898) 

Glasgow  (seven) 

(1871-1879) 

Huddersfield  (1880) 

Lancaster  (1896) 
Leith  (1894) 
London  (1893) (Par 
ker  St.,  Drury  Lane' 
Manchester  (1899) 
Salford  (1894) 
Southampton  {1899) 


Beds. 


Total  Cost. 


252 
I'  66  men 
I  34  women/ 
J 1 10  men  » 
\  20  women  ] 
2,166  men  "| 
248  women j 
173  men  \ 
12  women  j- 
9  double  J 

99 
200 

324 

363 
285 

186 


£ 
16,000 

7,435 

7,920 

107,000 

7,000 

750 
8,050 

22,135 
25,678 
16,880 

14,500 


Cost  of 
building 
and  fur- 
nishing per 
head. 


£ 
61 

71 

61 

39 
38 

Adapted. 
37 

68 
61 

51 
61 


Charge  per 
Night. 


4d.,  5d.,  &  6d. 


6d. 
6d. 
6d. 
6d. 


Income  and  Expenses. 


Details  of  Expenses. 

TOWN. 

Receipts. 

Expenses 

Interest 
on 

Repay- 
ment of 

Working 
Ex- 

Repairs, 

Rates, 
Taxes  and 

Loans. 

Loans. 

penses. 

etc. 

Insurai>c« 

£ 

£ 

£ 

£ 

£ 

£ 

£ 

Darwen 

497 

990 

225 

217 

470 

59 

Huddersfield 

979 

907 

125 

573 

130 

79 

Lancaster  - 

510 

481 

80  rent 

332 

53 

16 

Leith  - 

1,361 

1,337 

483 

854 

London  (Parker 

2,844 

196 

Street) 

2,942 

655 

1,422 

230 

341 

Manchester  - 

2,392 

4,155 

Estimated 
£^1,0,  plus 

Estimated 
770 

2,444 

183 

346 

rents,  £i2 

Salford 

2,147 

2,945 

435 

693 

1,220 

391 

206 

The  men's  branch  of  the  Croydon  lodging  house  pays,  but  not  the 
women's  part. 
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The  inclusive  cost  of  tiie  Manchester  Lodging  House  was  ;^72  per 
head,  and  the  receipts  for  1901  were  ;C3>°°9t  while  the  total  expenses 
were  j£4,^2C).  The  figures  as  to  income  and  expenses  of  other  lodging 
houses  in  the  table  relate  to  only  one  year,  but  an  average  would  show 
a  similar  net  result.  It  will  be  noted  that  the  Receipts  per  head  of 
accommodation  vary  considerably,  being,  in  round  figures,  Manchester 
^6  i2S.,  Salford  ^"j  los.,  London  5s.,  although  the  charge  per 
head  is  the  same.  Less  than  30  per  cent,  of  the  Manchester  accom- 
modation was  used  as  compared  with  96  per  cent,  used  at  Glasgow. 

Glasgow. — The  profit  on  the  Glasgow  lodging  houses  has  been 
sufficient  to  pay  5  per  cent,  on  the  value  of  the  site,  i  per  cent,  for 
depreciation,  and  a  balance  of  net  profit,  4  to  4^  per  cent.  Unfor- 
tunately, there  is  an  evident  tendency  in  Glasgow  to  stereotype  inferior 
accommodation  in  the  attempt  to  encourage  low  rents,  and  there  is  an 
ominous  saying  among  sanitary  experts  "  Once  a  model  lodger,  always 
a  model  lodger."  This  theory  seems  to  find  support  in  the  fact  that, 
although  private  enterprise  has  been  busy  providing  many  additional 
lodging  houses,  the  Corporation  lodging  houses  are  more  fully  occupied 
than  ever,  and  in  many  cases  by  men  who  can  and  ought  to  afford  to 
provide  themselves  with  much  better  homes.  During  the  past  three 
years  over  96  per  cent,  of  the  accommodation  has  been  occupied 
nightly,  thus  giving  an  annual  return  of  over  ^13,700. 

Glasgow  Municipal  Family  Home.— The  next  grade  of 
house-room,  above  the  common  lodging  house,  is  to  be  found  m  such  a 
building  as  the  Glasgow  Municipal  Family  Home,  which  contains  160 
small  rooms,  with  a  dining  room,  recreation  room,  kitchen  and  crfeche. 
The  cost  of  the  building  and  land  was  ^^i 7,000  for  160  persons,  or 
about  ;!^io6  per  head.  It  is  heated  with  hot  water,  and  lighted  with 
electricity.    The  charges  are  for — 

Widower  and  one  child  ...       4/2  per  week. 

„  two  children       ...       4/10  „ 

„  four       „  ...       5/-  >i 

The  tariff  for  board  is — 

Adults,  Breakfast  2^d.,  Dinner  4d.,  Tea  3d. 

One  child    ...  ...  •••       i/ro  per  week. 

Two  children  ...  •••       3/2  » 

Three  children  ...  ...       4/°  » 

At  present  it  is  occupied  by  80  widowers,  30  other  adults,  and  217 
children,  nurses  being  provided  without  any  extra  charge.  The  revenue 
has  been  steadily  increasing  from  ^930  in  1896-7  to  ;^"3,573  ^9oi> 
but  this  only  gave  a  surplus  of  ;^i27  183.  lod.  over  working  expenses 
The  Family  Home,  like  the  other  lodging  houses,  is  not  occupied  by 
the  poorest  poor,  but  frequently  contains  men  in  receipt  of  really  good 
wages.  On  the  occasion  of  the  writer's  visit  to  the  home,  a  man  came 
in  who  was  earning  £2  a  week  as  a  foreman  stevedore  at  the  docks. 
The  experienced  men  in  charge  agreed  that  the  problem  of  housing 
the  poorest  poor  would  only  be  solved  by  securing  a  larger  supply  ol 
proper  houses  for  the  working  classes  as  a  whole. 


DWELLINGS-JUVENAL  STREET, 

( See  pp.  69  and  95  J 


MUNICIPAL  HOUSING  SCHliMES. 
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BLOCK  DWELLINGS. 

The  block  type  of  dwelling  owes  its  origin  largely  to  the  many 
obstacles  which  formerly  stood  in  the  way  of  outward  or  horizontal 
expansion  of  cities,  and  thus  compelled  a  large  population  to  be  housed 
on  a  limited  area.  The  fortifications  and  walls  of  large  cities,  especially 
on  the  continent,  acted  for  many  years  like  a  band  or  cramp  constricting 
the  suburban  growth  of  the  city  proper,  and,  although  most  of  these 
cities  have  recently  grown  enormously  since  the  fortifications  have  been 
moved  outwards  and  the  walls  demolished,  other  causes  hfe  f  11 
hampered  extension.  Foremost  of  these  has  been  the  lack  of  full  facihties 
for  cheap,  rapid,  and  easy  transit  to  and  from  the  centre  and  the 
surrounding  open  country,  but  this  has  been  couplea  with,  and 
accentuated  by,  the  difficulty  of  obtaining  land  at  a  reasonable  price  and 
under  proper  conditions  in  the  belt  immediately  adjoining  the  suburbs. 

This  restricted  and  costly  supply  of  land  has  acted  like  a  physical 
wall  round  every  large  town,  so  far  as  proper  suburban  expansion  has 

been  concerned.  .  r 

Recent  developments  point  to  the  breaking  down  of  the  transit 
difficulty,  but  the  old  type  of  building  has  persisted  so  long  that  the 
organisation  of  large  towns  has  in  many  cases  become  stereotyped  in 
the  direction  of  inward  concentration,  and  upward,  rather  than  hori- 
zontal, extension.  Under  these  circumstances  it  is  not  to  be  wondered 
at  that  "  model  housing,"  beginning  as  it  did  in  the  large  cities,  took 
the  form  of  "overcrowding  on  area"  by  providing  or  encouraging  the 
provision  of  too  many  rooms  on  too  litfle  land.  _ 

Although  such  block  dwellings  are  the  rule  in  most  large  continental 
cities  they  have  not  been  established  as  the  normal  type  of  dwelling 
in  large  towns  in  England,  but  the  practice  of  clearing  insanitary 
areas  has  handicapped  local  authorities  by  compelling  them  to  secure 
new  accommodation  for  rehousing  on  very  dear  land,  and,  as  a  conse 
quence,  to  make  the  most  of  a  small  area  by  building  block  dwelhngs. 
In  this  way  various  companies  to  a  great  extent,  and  local  authorities  to 
a  small  extent,  have  housed  some  250,000  persons  in  London  in  more 
or  less  objectionable  homes  of  this  kind.  . 

About  one-fifth  of  these  are  bad,  or  very  bad,  from  the  standpoint 
of  light,  air,  and  sanitation,  but  even  the  best  are  often  injurious  to 
health,  especially  in  the  case  of  young  children.  Speaking  generally, 
they  tend  to  establish  a  low  standard  of  decency  and  comfort,  especially 
where  there  is  a  small  number  of  rooms;  they  add  enormously  to  the 
exertion  of  going  to  and  from  home  and  work  ;  and  they  place  undue 
obstacles  in  the  way  of  access  to  fresh  air  and  out-door  recreation  in 
the  case  of  women  and  young  children,  who  find  the  arduous  climb  up  even 
three  or  four  flights  of  stairs  a  serious  matter  when  not  in  robust  health 
The  favourite  type  of  block  building  is  four  or  more  storeys  high,  and 
contains  tenements  of  one,  two,  three  or  four  rooms,  more  or  less 
complete  as  separate  dwellings,  packed  together  and  piled  up  on  a 
limited~area,  with  no  gardens,  and  no  separate  yards,  but  with  common 
passages  and  staircases,  and  an  absence  of  all  privacy  outside  the  room  door. 

Each  block  is  generally  in  charge  of  a  caretaker  or  superintendent 
and  the  common  passages  are  sometimes  lighted,  cleaned,  and  contToUed 
by  him.  These  block  dwellings  consist  mainly  of  two  classes  :  (i)  1  hose 
which  have  the  appurtenances,  such  as  washhouses,  sculleries,  and  w.c.'s 
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table,  which  contains  in  fcondse^}^^^^^^  'he  follov^in" 

municipal  block  dwellings,  coSin^T,  « P^'-'-culars  of  6,265 
Of  these,  the  London  C^un?v  f  m,'    m?°"1''  ""^^     useful.  ^ 

with 8.456 rooms,rnd  T33  s£^"  sh^^^^  "^"'^^  ^'^^^  ^^''^"-"g^ 

38  acres,  and  costing  186^000  IS  ^.Z^  ^^^ 

reckoning  only  the. iww^^^^^^^  -^^^o.ooo  for  .sites, 

per  dwelling  is  2L  and  the  cost  S^r  rnnt  ^he  average  number  of  rooms 

building,  and  J7  for  si^e     There  are^oTn  '  ""^^ 

1,293  three-room,  217  four-room  Tfiv-rnn  ^'825  two-room. 

The  weekly  r;nts  avele  ab^ut  ,/  n     '  '""^  '  ''"'"^^"^ 

Dwellings.  ^'^^^^  3/- per  room,  and  run  as  follows  • 

29    ...    under  3/-        ^8^...  8/- 

X69  :::  4': tot"        -  ^/-'°9- 

"62        ;  Iv      402  ...  9/.  to  10/- 

wAtcA  are,  h(rJ,ever  sub  JaZZj  ^^""^^^^d  figures  in  these  ana/vses, 
corrected  iyrefeZ:i:fttr^^^^^^  ^'^^         ^  -4 

3,x67^i'msl^or''lnTve^Y^^^  ^'^^"^  ^'74°  block  dwellings  with 

^4.3.045  inclusiv?  S:b:'utl;3o°7er'Som^^"¥f  ^^^^'"^ 
m  Glasgow,  and  comprise  487  onJroom  i  ono  ?wn  ^  ^'"^  ""^'"^^ 
room,  and  n  four-room  dwellings  Th^'  '7  ^^^'^-oom,  152  three- 
room,  including  rates      "^""^"^"^s.    The  rents  average  about  2/3  per 

^^28,500  for  site  hoiin^SaS  ^  tS^^°'°°°  ^1^''^'"^' 

per  dwelling  is  about  2!/  a^d  the TvL         ^^"""^^  ""'^^er  of  rooms 

for  building!  and  Ti ,  for  site     ThT^'  ^een  ^90 

room,  Mxfhree-rofm  alTd^rfourlJom^Telh^^^^^ 

just  over  2/-  per  room,  and  are  as  follows^        ^  ^''^'^S^ 

red^edili  -  beS^^fLned  at  its 

due  more  to  the  larl  ou  n  "°^^^^"ess  of  b  ock  dwellings  has  been 
former  cos  bg  fr^m^five  "o  ten^tTrn^"'  °"  ^'^^^"^  '^^^  °°  ^i^^'  'he 
site  value  thuf  app^rdonJS  "'"'^  P"'"  ''^^"^     ^^e  nominal 

in  resVect  o?the'  sTe'wou1d''seMo""        T  ^ ^^^^^^  P- 
except  in  London  andrv.ni  T^'^  '^e  charge  for  building, 

area,'the  S  Streft 

ner  rnnm     T-k       ^         •  equal,  that  IS,  each  lust  over  -f  laa 

f^omTto  v'VTwe'k  i"  TV^P^^'  -^^^y  b°e 

added  from  gd  to  1/  ner  13f ^  ?     •^''^  "^^  ^^is  must  be 

meet  all  o?ier  charges.^  ^^^'^^^  '°  ™^ke  the  rents 


Block.  Dwellings  erkcted 


Large  Cities. 


Namic  of  COONCIl.,; 
Date  OF  Erection,  No. 
AND  Situation,  j 


Scotland. 

Edinburgh 

Part  I. 

(1897)  High  School 
Yard  - 

(iSgSjTynecasUe- 

(1900)  Cowgate 
Glasgow 

GlasS(nv  Improvements 
Acts. 


England. 

London 

County  Council, 
1893-1901. 


Shi'reditcli  Vest'y 

Part  //. 

Moira  Place  and 
Plumbers  Place. 

Liverpool 

A  rtiza?is  andLabourers' 
ttc,  Dwellings  Acts. 

(1869)  St.  Martin's 
Cottages  - 
(1885)  Victoria  Sq. 


(1890)  Juvenal  St. 


Manchester 

Part  I. 

(i894)01dhamRd. 
(No.  2  Block) 


(1894)  Pollard  St. 


Nottingham 

Artizans'  and  Labourers 
tic.  Dwellings  Acts. 

(1875)  Victoria 

Dwellings  - 


(24 

J  24 

Uo 

{ ^ 

197 

431 
921 
152 
1 1 
187 

lOI 

1825 

129.' 
217 


133 
25 

so 


237 


5 

130 


One 

Two 

One 

Two 

One 

Two 

One 

Two 

Three 

Four 

Shops 

One 

Two 

Three 

Four 

Five 

Six 

Shops, 
etc. 
Two 
Three 


75 

Two 

38 

Three 

16 

Four 

21 

One 

164 

Two 

86 

Three 

45 

One 

54 

Two 

2 

Three 

48 

One 

Two 


One 
Two 


16 

Bedrooms 

14 

Onei 

25 

Two^ 

15 

Three^ 

12 

Fouri 

2/0  to  2/6 
4/0  to  5/0 
2/0  lo  2/6 
3/6  to  4/0 

2/0 
3/6  to  4/0 
2/0  to  2/9 

3/2  to  S/2 

5/9  to  7/0 


3/6  to  5/0 
4/0  to  8/6 
6/0  to  10/6 
7/0  to  13/0 
12/0  to  13/0 
14/0  to  14/6 


6/6 
8/6 


2/6  to  3/6 

3/6  to  4/9 
4/9  to  5/6 

1/9 
3/0  to  4/6 
4/9  to  5/6 


2/0  to  2/9 
3/6  to  5/0 
5/6 


2/6  to  3/0 
3/6  to  5/0 


2/6 
3/0  to  4/0 


I/O 

2/0  to  2/3 
3/0  to  4/6 

3/6  10  4/6 

5/0 


)  i2,6So 
/  inclusive 

\  9,800 
/  inclusive 
>  17,000 
/  inclusive 

37 3 ,565 
inclusive 


789,000 


18,386 


17,929 
including 
land. 


57,952 


13,121 


60,577 


26,220 


14,000 


38 
acres 


acres 


Sq. 
Yds. 
2,537 


9,13s 


5.474 


ti4,520 
per 
acre. 


t;^I  los. 

to 

£6  los. 
per  sq. 
yard. 

136,000 


4,420 


*i8/o 
sq.  yar'l 


10,125 
(22/6  sq. 
yard) 


*3,045 

(24/0  sq. 
yard) 


*5,585 
(t97,48i) 


•1,691 
(t9,546) 


145  I 


126  I 


/81  to 

;^I38 

for 
Build- 
ing. 


91  B 
22  S 


113 


55 


91  B 
15  S. 


106 


81  B 
19  S 


100 


116  B 
II  S 


127 


98  B 
6  S 


104 


81  B 


*  Nominal  Housing  Valuation. 
I  Inclusive  of  Building  and  Site. 


t  Actual  Cost  of  Land. 
B  Building.       S  Sitt. 
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TENEMENT  HOUSES  (Provinces). 

Tenement  Houses  usually  consist  of  two  and  three  storey  buildings 
arranged  in  rows  like  ordinary  houses,  and  containing  from  two  to  six 
families  in  each  house.  They  differ  from  block  dwellings  in  the  height 
and  construction  of  their  main  walls  and  also  in  the  arrangement  of  the 
scullery,  store,  and  w.c,  which  are  generally  part  and  parcel  of  each 
dwelling,  and  situated  at  the  back  of  the  other  rooms.  They  are  inter- 
mediate between  the  cottage  and  the  block  dwelling,  but  as  a  rule  one 
main  entrance  serves  for  several  families,  who  have  to  use  a  common 
back  yard,  and  for  all  practical  purposes  no  part  of  the  premises  can  be 
considered  private  except  the  actual  rooms  occupied. 

The  following  table  gives  particulars  of  852  tenement  house 
dweUings  with  1,750  rooms  on  8  acres,  and  costing  about  ^143,000 
for  building,  and  1,756  for  sites.  The  average  number  of  rooms  in 
cich.  dwelling  is  about  2^,  costing  ;^76  per  room  for  building,  and  ^13 
per  room  for  site.  There  are  56  one-room,  514  two-room,  206  three- 
room,  and  12  four-room  dweUings,  at  an  average  rent  of  about  i/io 
per  room,    f  124.  dwellings  in  the  table  are  not  included). 


The  rents  are  as  follows 


Dwellings. 

116  under 


Rent 

3/0  per  week 
293    between  3/0  and  4/0 
256        „       4/0  and  5/0 


Dwellings.  Rent. 

98    between  5/0  and  6/0 
19       „       6/0  and  7/0 
6    over  7/0 


About  20  per  cent,  are  let  at  i-ents  not  exceeding  1/6,  20  per  cent, 
not  exceeding  1/9,  and  40  per  cent,  not  exceeding  2/0  per  room,  per 
week. 

Being  cheaper  to  build  and  to  manage  than  block  dwellings  the 
rents  are  not  only  lower,  but  in  most  cases  meet  the  actual  cost  of 
construction  and  maintenance.  Detailed  particulars  are  given  in 
Chapter  IX  as  to  the  Liverpool  and  Manchester  tenement  houses, 
which  are  carefully  planned  types. 

Chester  Street  Tenements,  Manchester: — 


f 


J  :  ^ 

3. 


SCALE  OP  PCCT 


MANCHESTER   MUNICIPAL  DWELLINGS. 

(See  pp.  71  and  1 04  J 


Two  Storky  TknkiMknts — Chicstkr  Stkicet. 
Back  View,  ;shewinj;  Yards  and   ist   Hoor  Landings. 


MANCHESTER   MUNICIPAL  DWELLINGS. 

( See  //.  71  and  104.  J 


E..Ev.r,o.v  OK  Th«k.  Stokkv  Tk.v.ments      Carouxk  Strkkt  ov 

I'OTT  Strkict  Arka. 
One  Entrance  for  Six  Families. 


Cost  per  Room,  ;,f9o. 
Rent  per  Room,  1/6  to  2/3  per  week. 


Tenement  Houses  erected— England  and  Wales.  71 


Name  of  Council, 
Dale  of  Erection, 
and  Sitviation.' 

No. 

Rooms. 

Weekly 
Rent. 

Cost  of 
Building. 

Area 

of 
Site. 

Cost  of 
Site. 

Cost 
per 
Room. 

Aberdeen 

8  houses,  7 1  tenants 

32 
16 
24 

One 

One^ 

Two 

2/0 
3/0 
3/6 

£ 

*6,ooo 

H 
acres. 

£ 

2,700 

£ 

58  B 
26  S 

84 

Devonport 

(1901) 

James  Street 

23 
16 

3 

Two 

Three 

Four 

5/0  to  5/6 
6/6  to  6/9 
7/6 

7,793 

2730 
sq.yds. 

— 

74  B 

Leicester 

(1900) 

18 
24 

Two^ 
Threei 

3/0  to  4/ii 
4/0  to  5/ii 

6,482 

2,689 
sq.yds. 

1,232 

60  B 
12  S 

72 

Liverpool 

(1897) 

Gildart's  Gardens 

60 
26 
2 

Two 
Two 
Three 

2/3  to  2/9 

3/6 
4/6 

7,687 

3=048 
sq.yds. 

1,828 

44  B 
10  S 

54 

(1901)  Drydenand 
Rachel  Streets 

160 
16 
6 

Two 

Three 

Four 

3/0  to  4/0 
4/6 
6/0 

26,554 

— 

4>i73 

67  B 
II  S 

78 

Manchester 

(1899)  Pott  Street 
(Three  storey) 

36 
39 
3 

Two 

Three 

Four 

4/3  to  4/6 
5/-  to  5/6 
6/-  to  6/3 

i8,i88 

3.914 

sq.yds. 

1,957 
(ti4,62i) 

90  B 
9S 

99 

Chester  Street 
(Two  storey) 

36 
36 

Two 
Three 

4/6 
5/9  to  6/0 

14,801 

4.554 
sq.yds. 

2,277 
(ti5,i4i) 

82  B 
12  S 

94 

Sanitary  Street 

16 
32 

I  0 

One 
Two 
X  jircc 

3/- 
4/6 

5/y 

Each  83 
„  166 

.  240 

4880 

2440 
(t27,486) 

83  B 
18  8 

lOI 

Three 

4./0  to  ^lo 

Salford 

(1898)  Queen  St. 

69 

Two 

4/6 

11.730 

2,968 

tii,762 

85  B 

86  S 

T  *7  T 
1/1 

Sheffield 

(1901) 

8 
62 
54 

One 
Two 
Three 

3/0 

5/0 

6/6 

30,000 

ti8,ooo 
per  acre 

95  B 

*  Totat  expenditure  t  Actual  Cost  of  Land. 
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COTTAGE  FLATS  (Provinces). 

and  back  .stairs,  with  .eparirytrds  or^t  d^s  S 

gives  particulars  of  52 ,  cottaL  flats    S  ,  '"""""'g  table 

of  3  rooms  per  dwelig)  whi^coi  ibo  t  ijl  °  cX^'t^M  ^^'^H' 

Dwellings.  Per  Week.  Dweliin<.,  p  ■ 

54    under  3/0  X4rfrom  s/X  6  o 

34     rom    301040  54       „  6^01070 

Thr.  fiL  S/°  90    over  7)0  ' 

Three-fifths  are  let  for  less  than  2/0  per  room  per  week  Fn]Ur 
details  as  to  construction,  etc.,  are  given  in  Chanters  TY  .n^  y 
to  the  Richmond  and  Birmingham  types  of  cot4?flaL  ^ 


GROUND  FLOOR  FLAT 


Richmond  (Surrrey) 
Municipal  Cottage  Flats. 

FIRST  FLOOR  fLAT. 


Cost  of  Building,  £2M  the  two  Flats. 

Weelcly  Rent— 4/6  Ground  Floor  Flat ; 
S/6  First  Floor  Flat. 


Cottage  Flats  Erected.— England  and  Walks.  73 


Name  of 
Council. 

No. 

Rooms  1 
in  each.  | 

i 

Weekly 
Rent.  ] 

Cost  of 
Building. 

Area 
of 
Site. 

*Cost  of 
Site. 

Cost 
per 
■loom. 

Birmingham 
(C.C.)  Milk  Street 

24 
28 

5 
4 

Two 
Three 
Three 
Four 

3/0    .  . 
4/6  . 

5/6  , 
S/o  to  I  i/o  1 

J?  < 
10,100 
ncluding 
roads. 

iC|  •  yds. 

4.030 

1,007 

£ 

62  B 
68 

68 

Brentford 

(U.D.C.) 

14 
14 

Twoi 
Thre'-i 

5/3 
6/3 

395 
double 

fiat. 

1,733 

960 

66  B 
II  S 

77 

Carlisle 

(T.C.) 

30 
10 

Two 
Three 

3/0 
4/0 

5'3  33 

2,100 

J667 
Roads, 
etc. 

60  B 

Ealing  (U.D.C.) 

36 

Three 

5/6  to  6/0 

B 
S 

Bast  Ham 

(U.D.C.) 
Savage  Gardens 

(1900) 

30 
30 

Three^ 
Four^ 

7/- 
7/6 

363  per 
double 
flat. 

178  per 
double 
flat. 

60  per 
double 
flat. 

54  B 
9S 

63 

Hornsey 

(U.D.C.) 

Highgate 

24 

Tw..^ 

6/0 

3>986 

2,500 

500 

66iB 
loh  S 

77 

Liverpool 

(C.C.) 

Arley  Slreet 

19 
15 

Two 
Three 

4/0  to  4/6 
5/0 

5,262 

1,658 

1,011 

66  B 
124  S 

7SJ- 

Plymouth  (C.B.) 
Princes  Rock 

48 
"54 

Three 
Four 

4/3  to  5/0 
5/0  to  5/6 

— 

— 

— 

90 

Richmond 

(T.C.) 
Manor  Grove 

6 
6 

Two^ 
ThreeJ 

5/6 
4/6 

1.932 

1,600 

250 

65  B 
9  S 

74 

Stretford 

(U.D.C] 

24 
16 

Two 
Three 

3/3  to  3/9 
4/6 

5.912 

4.117 

t34 
1  er 
annum. 

62  B 
7S 

69 

West  Ham 

Bethell  Avenue 

27 
27 

Thread 
Threei 

6/0  to  6/9 
6/6  to  7/3 

13.040 

4,229 

*i,i6o 

81  B 
7S 

88 

Corporation  Stree 

t  45 
45 

Four^ 
Fourl 

8/6 
9/0 

23,927 

9,182 

3.333 

66  B 
9S 

75 

•  In  the  case  of  Brentford,  Ealing,  East  Ham,  Hornsey,  atid  West  Ham,  the  act 

cost  of  the  site  is  given. 
X  Roads  and  sewers  cost  Stretford  £s^l ,  West  Ham  (Bethell  Avenue)  £SZ9> 
(Corporation  Street)  £i,oS7,  Hornsey  £275. 
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COTTAGKS  ERIiCTED. 


COTTAGES  (Provinces). 

These  are  provided  in  the  shape  of  two-storey,  self-contained 
dwelhngs  on  separate  sites,  occupied  by  only  one  family,  and  provided 
garden  ^''''''^^  appreciated  appurtenance— a  separate  yard  or 

The  cost  of  construction  per  room  is  less  than  that  of  any  other 
type  of  dwelling  occupied  by  workmen.  Particulars  are  Riven  in  the 
foUowmg  tables  as  to  1,643  dwellings  with  7,759  rooms; on  sites  of 
about  55  acres,  and  costing  about  ^356,9 '4  for  building,  and 
^66,200  for  sites  ;  that  is  ^46  per  room  for  building,  and  /'S  los  for 
site.  This,  It  will  be  noticed,  is  about  half  the  cost  per  room  for  buildine 
block  dwellings.  There  are  12  three-room,  548  four-room,  967  five- 
room,  and  116  six-room  cottages,  or  an  average  of  475  rooms  per 
cottage,  in  addition  to  a  scullery  in  nearly  every  case  (27  dwellinfrs  in 
table  not  included).    They  are  rented  as  follows  :  


Cottages.  Per  Week. 

90    under  4/0 
53    from  4/0  to  5/0 
583       »     5/0  to  6/0 
The  average  rent  is  1/4  per 


Cottages.  Per  Week. 

385  from  6/0  to  7/0 
306  „  7/0  to  8/0 
226    over  8/0 

^  ,x  ^-  room,  per  week,  not  counting  the 
scullery  as  a  room.  Fuller  details  as  to  construction  and  management 
are  given  in  Chapters  IX  and  X  in  connection  with  the  Hornsey  and 
Richmond  housing  schemes. 

The  accompanying  plans  of  the  Nottingham  cottages  (pp.  j8  and  78)  are  illustrative 
ofa  very  common  type  of  cottage  ( with  back  addition)  found  in  most  urban  districts 
The  staircase  ts  sometimes  adjoining  aud  parallel  to  the  party  wall,  atid  in  better 
houses  a  passage  leads  through  from  the  front  door  to  the  back  of  the  house. 


^BbieBruio- 


■Stone  'y.BbiiBruh 


tront  tievation 


Nottingham. 

Coppice  Road  Cottages.  Erected  1900. 
Cost  of  Building,  £2^0  each. 
Rent,  6/3  to  6/9  per  week. 


These  cottages  are  carefully 
and,_on  the  whole,  economically 
planned,  but  the  following  re- 
marks may  indicate  their  weak 
points. 

The  back  addition,  consisting 
of  scullery,  etc.,  with  bedroom 
over,  is  not  a  cheap  form  of 
providing  this  particular  accom- 
modation, but  is  commonly  used 
wlierever  a  narrow  frontage  is  for 
any  reason  desired. 


Ground  Plan. 


The  staircase  is  not  in  a  de- 
sirable position,  as  it  is  difficult 
to  light  it  without  danger  of 
leakage  through  a  skylight  in  the 
roof.  The  passage  to  the  back 
bedroom  is  a  waste  of  space,  but 
unavoidable  to  secure  the  com- 
plete privacy  of  each  room. 


First  Floor  Plan. 
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Name  of 
Council. 

No. 

Rooms 
in  each. 

Rent  per 
Week. 

Cost  of 
Building 

each 
Cottage. 

Area 

of 
Site. 

Cost  of 
Site, 

Roads, 
etc. 

•Cost 
per 
Room. 

Barking  Town 

(U.D.C. 

)  85 

Fouri 

6/9  to  7/o 

£ 

200 

3  acres 

£ 

1,365  s 
1,782  R 

£ 

so  B 
9  S 

Earnes 

(U.D.C. 

Mortlake 

►  21 
21 

Four^ 
Fivei 

7/6 
8/3 

225 
247 

part  ol 
2iacres 

1,600  S 
680  R 

59 

56  B 
12SR 

68 

Birmingham 

Ryder  Street 
Lawrence  Street  - 

22 

8i 

Five 
Five 

5/6  to  6/0 
5/0  10  6/3 

182 
175 

yds. 
2,100 
7,066 

38  B 
35  B 

Bognor 

2 

Fivei 

0.16  to  e/fi 

225 

yoo 

200 

45  B 
20  S 

"65" 

Brighton 

28 

Fivei 

7/6 

266 

part  of 
4  acres 

Gift  S 
490  R 

53  B 

Burton-on-Trent 

( Part  of  1 5 1  to  be 
erected) 

50 

Five 

5/3 

180 

Siacres 

175  s 

per  annum 
1,850  R 

36  B 

Clonmel 

(Ireland) 

25 

7 

Four 
Five 

2/0  to  2/6 
5/2 

156 

195 

— 

39  B 

vrroyuon 

12 

Five^ 

9/6  to  lo/o 

294 

1,950 

59  B 

33  S 

92 

Darwen 

6 

14 
11 
II 

Four 
Four^ 
Fivei 
SixJ 

4/9 

6/6  to  7/o 

7/6 
8/o 

185 

244 
280 
300 

sq.yds. 
6,300 

35  S 
per  acre 

35  R 

3er  house 

46  B 
61  B 
56  B 
50  B 

EalinflT 

lo^ 

r 

//O  CO  1  1/- 

f  3  2, 000 

5  acres 

[^4*000  S 
2,500  R 

57  i> 
9  S 

66 

Erith 

24 
24 

1 

FiveJ 
Sixi 

8/0 
9/6 

241  : 
263 

I  acres 

2,310 

48  B 
44  B 

8  S 

t  These  figures  include,  respectively,  the  cost  of  building  and  site  of  18  cottage  fiats, 
each  with  kitchen,  scullery,  attd  two  bedrooms.       t  Actual  cost  of  site. 
*B  Building.       S  Site.       R  h'oads.       SR  Stte  and  Roadf. 
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Name  of 
Council. 

No. 

Rooms 
in  each. 

Rent  per 
Week. 

Cost  of 
Building 

each 
Cottage. 

Area 

of 
Site. 

Cost  of 
Site, 

Roads, 
etc. 

*Cost 
per 
Room. 

FincMey 

(Scheme) 

12 

12 
18 
19 

Three 
F"our 
Five 
Six 

5/9 

7/6 
S/6 
to/6 

I  So 
230 
252 
278 

43acres 

1,850  S 
1,000  R 

60  B 
56  B 
50  B 
46  B 

Polkestone 

SO 

Five^ 

6/0 

305 

2  acres 

1 , 1 30  S 
1,071  R 

01  -D 

9  s 
70 

Hornsey 

Highgate 

68 
40 
12 
24 

Fivei 
Four^ 
Fivei 
Fouri 

■  8/6 
6/6 
9/0 
7/6 

249 
217 
281 
224 

4jacres 
2  acres 

2,738  S 
2,060  R 
2,000  S 
1,070  R 

50  B 
544  B 
9AS 
56"  B 

Hudaersiiela 

157 

Four 

4IS  to  5/6 

170 

3  acres 

107  0 
per  annum 

2,198  R 

II  s 
S3 

Keighley 

24 

Fouri 

5/6  to  s/9 

257 



— 

64  in- 
clusive" 

Leigh  (Lanes.) 
Piatt  Street  and 
Organ  Street 

20 
14 

Four^ 
r  our  ^ 

S/o 

162 
176 

sq.yds. 
1,192 

880  S 

J/9 

40  B 

9  0 

Linthwaite 

4 

Fouri 

4/6 

225 

— 

48  S 

per  annum 

289  R 

56  B 

Llandudno 

19 

Fouri 

6/0 

212 

2,250 

562  S 
260  R 

53  B 

loh  S 

634 

Manchester 

Miles  Platting 

60 

Fouri 

5/6 

220 

7,011 

2,711  S 
1,419  R 

55  B 

72i 

[Oldham   Road  area 

No.  J.] 
George  Leigh  Cot's 

18 

Five 

7/0 

2,910 

La."?!;  S 
325  R 
(+11,842) 

65  B 

16  s 

81 

t  These  figures  include,  respectively,  the  cost  of  building  and  site  of  1 8  cottage  flats  ^ 
ecuh  with  kitchen,  scullery,  and  two  bedroom.        ^  Actual  cost  of  site. 
*  B  Building.       S  Site.       R  Roads.       SR  Site  and  Roads. 
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Name  of 
Council. 

No. 

Rooms 
in  each. 

1 

Rent  per 
Week. 

Cost  of 
Building 

each 
Cottage. 

Area 

of 
Site. 

Cost  of 
Site, 

IVVJaU&j 

etc. 

*Cost 
per 
Room, 

Middlesborough 





166 

1 2 

197 

Nottingham 

o/j  10  0/9 

ou 

S:  IVCv 

250 

60  per 

50  B 

cottage 

12  s 

inclusive 

02 

PlvTYiftnt.Ti 

•a 

Five 

8/0 

Five 

7/6 

JO 

Four 

6/0 

T?-i  o\\  TTi  on  H 

28 

Four  J 

6/0 

190 

A      CO  ^ 

472  " 

22 

Sixi 

*54 

Rcres 

*)°73 

425  Jd 

T  /I 

Fou"ri 

2^0 

ou  0 

16 

111 

'*45 

49 

40 

Sixi 

7/9 

276 

46  B 

9SR 

36 

DciiiorcL  \  i  yoo / 

Four 

u/o 

T  T  .1 

174 

T7>4O0  3 

44 

(King  Street) 

678  R 

57  S 

lOI 

Rrtn+Ti  era  ■^o 
OULiullgcluo 

T  0 

cn  R 

Sheffield 

20 

Five 

6/6 

220 

— 

4/6  S 

50  B 

(igoi) 

sq.  yd. 

40  R 

VY  exiora 

S9 

X*  our 

2/3 

75 

vV  IgCblX 

160 

Five 

e/o  to  C/6 

160 

17.  B 

Rural  Councils* 

<9C  V  t71lUa/ii.o 

c/o 

CO 

(1900) 

Thingoe 

2/6 

(SuflFolk)  Ixworth- 

8 

Five 

1,700 

3  acres 

(1891) 

inclusive 

X  These  figures  include,  respectively,  the  cost  of  building  and  site  of  18  cottage  flats, 
each  with  kitchen,  scullery,  and  two  bedrooms.       t  Actual  cost  of  site. 

♦B  Building.       S  Site.       R  Roads.       SR  Site  and  Roads. 

Summary. — The  total  number  of  dwellings  of  all  kinds  is  9,293, 
as  follows : — 

Rent  under  3/-.         3/-  to  5/-.         5/-  to  7/-.         7/-  to  8/-.         Over  8/-. 
910  2,752  2,867  1,229  1,535 

One-room.  Two-room.  Three  room.         More  than  three-room. 

793  4.255  2.°36  2,209 

The  cost  of  building  these  has  been  about  ;^i,955>°oo- 


CHAPTER  VIII. 


LONDON  AND  GLASGOW  BLOCK  DWELLINGS. 

Details  of  Construction  and  Finances. 


LONDON   COUNTY  COUNCIL. 

From  official  returns  and  information^  plans,  etc.,  kindly  forwarded 
by  Sir  W.  Collins  ( Chairman,  Housing  Committee ),  T.  R.  Blashill,  Esq.y 
late  Architect  to  the  Council,  and  S.  Burgess.  Esq.,  Housing  Manager. 

It  has  already  been  shown  (pp.  43,  46,  49,  51)  that  London  has 
spent  enormous  sums  of  money  in  buying  slums,  and  that  under  the 
MetropoHtan  Board  of  Works  it  was  the  custom  of  the  central  authority 
to  sell  the  cleared  sites  to  various  Artizans  Dwellings  Companies,  subject 
to  them  undertaking  to  erect  dwellings  in  accordance  with  the  require- 
ments of  the  scheme.  This  meant  that  property  which  cost  nearly 
;:^2, 000,000  to  acquire  was  sold  for  about  one-fifth  of  that  amount,  thus 
giving  a  very  large  subsidy  to  private  companies  out  of  the  rates.  These 
companies  have,  as  a  consequence,  become  the  owners  of  263  large 
blocks  of  dwellings  which  have  paid  them  on  an  average  over  4  per  cent. 

Owing  to  the  increased  cost  of  building,  it  was  difficult  in  late  years 
to  find  companies  willing  to  take  up  the  more  difficult  sites,  and  when 
the  London  County  Council  became  the  governing  body  for  the  Metro- 
polis a  change  of  policy  took  place.  The  Council  decided  to  retain  the 
ownership  of  the  sites  of  cleared  areas,  and  to,  itself,  build,  let,  and 
manage  houses  for  the  working  classes  under  the  Housing  Act  of  1890, 
The  standing  order  regulating  such  building  schemes  is  as  follows  : 

(1)  "  The  rents  to  be  charged  for  the  dwellings  erected  in  connection  with  any 

specified  housing  scheme,  or  area,  shall  not  exceed  those  ruling  in  the 
neighbourhood ;  and 

(2)  "  Shall  be  so  fixed  that  after  providing  for  all  out-goings,  interest,  and 

sinking  fund  charges,  there  shall  be  no  charge  on  the  county  rate  in 
respect  of  the  dwellings  on  such  area,  or  scheme  ;  and 

(3)  "  All  such  dwellings  shall  be  so  designed  that  the  cost  of  the  erection  may 

not  exceed  a  sum  which  will  enable  the  Council  to  carry  out  the  fore- 
going conditions  ; 

(4)  "  The  interest  and  sinking  fund  charges  shall  be  calculated  upon  the  cost  of 

erection  plus  the  value  of  the  site,  subject  to  the  obligation  to  build 
dwellings  for  the  working  classes  upon  it." 

The  Council  are  allowed  a  period  of  60  years,  within  which  to  repay 
the  capital  cost  of  the  land  and  buildings,  and  the  sinking  fund  is 
usually  provided  by  means  of  a  cumulative  annuity  at  2^  per  cent, 
(equal  to  |  per  cent  on  the  capital).  By  this  method  of  borrowing  the 
annual  amount  required  to  pay  sinking  fund  and  interest  remain  the 
same  until  the  whole  amount  is  paid. 
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LONDON  COUNTY  COUNCIL  DWELLINGS 


Clashes' Ac?^i8^on"'t  ^^.1  ^'o,  ^  "'^"^^"g  «f  the  Working 

Classes  Act,  1890;  but  the  Black wa    Tunnel  Acts  1887  i88« 

which  authonsed  the  displacement  of  x.axo  perso"  s  rfquir^d  the  Coun- 
cil to  rehouse  1,750  persons  at  Poplar  and  Greenwich. 

The  Common  Lodging  House  in  Parker  Street,  Drury  Lane  is 
nterestmg  as  the  first  attempt  made  in  London  to  improve  common 
lodgnig  houses.    Particulars  as  to  cost,  etc.,  are  given  on  page  65 

.M^n  ^^^^^f.^'y  Street  Scheme  has  already  been  mentioned 
(p.  40),  and  the  action  taken  in  rehousing  may  be  of  interest.  The  Council 
has  erected  23  separate  blocks  on  wide  asphalted  streets,  which  radiate 
from  a  raised  circular  garden  in  the  centre.  All  but  two  of  these  were 
built  from  the  designs  of  Mr.  T.  Blashill,  the  Council's  late  architect 
the  remaining  two  being  by  Mr.  Rowland  Plumbe.  In  addition  to 
about  1,000  dwellings  there  are  77  workshops,  18  shops,  baths,  two 
club  rooms,  an  estate  workshop,  and  a  central  laundry  which,  last 
named,  cost^io,5oo,  but  does  not  pay,  owing  to  the  reluctance  of  the 
tenants  to  do  their  washing  where  everybody  can  see  the  quality 
quantity,  and  condition  of  their  linen  and  other  wearing  apparel  Irl 
the  year  ended  31st  March,  1900,  there  was  a  deficiency  on  the  laundry 

1^  i^'"^"^'  ^^"^^  ^'"^  "°  ^^gher  than  those  paid  for  the 

old  slums,  but  as  the  number  of  rooms  per  family  had  to  be  increased 
above  the  slum  standard,  to  meet  the  ordinary  requirements  of  decency 
sanitation,  and  civilization,  the  rent  per  family  has  been  higher 
than  the  old  tenants  could  or  would  pay,  and  the  houses  are  occupied 
by  a  superior  class  to  those  who  were  dispossessed.  Every  tenant  on 
the  area  has  a  private  w.c,  except  the  one-room  tenements  in  Culham 
buildings.  There  are  five  classes  of  buildings  :— 
Class  A.   Entirely  self-contained,  601  ; 

„    B.   Self-contained  but  with  detached,  private  w.c,  201  ; 

„    C.   Private  w.c,  and  private  scullery  outside  tenement,  90 ; 

„    D.  Private  w.c.  outside  tenement,  but  scullery  in  common,  142; 

„    E.    Using  both  w.c.  and  scullery  in  common,  35. 

The  first  half  of  the  area  comprises  rooms  of  the  following  approxi- 
mate areas  : — 

Living  Rooms  average  144  square  feet ;  Bedrooms  average  96 
square  feet. 

Ill  the  later  buildings  these  sizes  were  increased  as  follows  : — 
Living  Rooms  average  160  square  feet:   Bedrooms  average  no 
square  feet. 

Every  habitable  room  is  provided  with  a  45  degrees  angle  of  light, 
horizontally  and  vertically.  The  cost  of  building  was  9d.  per  foot 
cube,  and  ;,^io7  per  room. 

In  1893  the  Government  sold  the  Council  10  acres  of  the  site  of 
Millbank  prison  at  the  reduced  price  of  ^2,500  per  acre,  and  this  is 
now  covered  with  17  blocks  of  dweUings,  accommodating  4,434  persons. 

On  the  passing  of  the  Act  of  1890,  the  Council  took  over  and 
adapted  the  Dufferin  Street  dwellings,  St.  Luke's,  specially  designed 
for  costermongers. 

Details  as  to  the  above  and  other  schemes  of  rehousing  are  given  in  the 
following  tables. 


SOME  BOUNDARY  SXREliT  PLANS. 
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SUMMARY  OF  OFFICIAL  RETURNS. 


The  following  summary  from  the  official  returns  up  to  March  lOOI 
will  give  some  idea  of  the  large  amount  of  work  done  in  this  respect  bv 
the  County  Council : — 


Number  of  Rooms. 

Persons 
Housed. 

[Value  of  Land 
and  Buildings. 

One. 

Two. 

Three. 

More  than 
Three. 

Dwellings  com- 
pleted - 

by 

00  7 

214 

12,488 

£ 
756,000 

Dwelhngs  m 
course  of  erec- 
tion 

44 

510 

378 

ID 

4,470 

231,734* 

.  Dwellings  being 
planned 

6o 

2,408 

6,752 

810 

58,600 

2,859,682 

Total  - 

163 

4,164 

8,017 

1,134 

80,126 

3,847,416 

dates  two  persons,  so  that  up  to  March,  1901,  the  totals  were  as  follows  :  


Dwellings. 

Rooms. 

Average 
Number  of 
Rooms  per 
Dwelling. 

Inclusive 
Cost  per 
Dwelling. 

Inclusive 
Cost  per 
Room. 

Completed 

2,406 

6,244 

2'59 

£ 
314 

£ 
121 

In  course  of  erec- 
tion   -       -  - 

942 

2,238 

2*37 

275* 

104* 

Being  planned 

10,028 

29,300 

2'92 

285 

97 

Total 

13,376 

37,782 

2-83 

287 

lOI 

^  J   J  -  -  ^  ^  w-.w* 

2,591  Tenements,  containing  6,314  rooms; 
358  Cottages,  containing  1,050  rooms  ; 

I  Common  Lodging  House,  containing  324  cubicles ; 
18  Shops ; 
100  Workshops. 

It  will  be  seen  by  comparison  with  the  previous  figures  that  the 
increase  for  one  year  has  been  543  dwellings,  containing  1,120  rooms, 
so  that  the  total  up  to  and  including  1902  is,  in  round  figures,  3,500 
dwellings,  containing  8,750  rooms,  accommodating  17,500  persons,  and 
costing  over  000,000. 

*  These  figures  do  not  represent  the  full  cost,  but  only  the  out/ay  to  date. 
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District  and 
Situation. 

Rent  per 

VV  CCK. 

i^osi  01 

JJUllUJltlK* 

Area 

Cost  of 

Cost 

No. 

Rooms 

of 
Site. 

Site.* 
[Housing 

per 
Room. 

V  iUUAtlVll/ 

Built  under  Part  I 

Housing-  Act,  jSqo. 

£ 

Acres 

£ 

£ 

Limehouse 

20 

Two 

5/6 

",736 

1,400 

117  B 

Beachcroft  B'dings 

20 

Three 

7/0  and  7/6 

(19,419) 

14  S 

^  Cranford  Cottages 

18 

Three 

8/6  and  9/0 

4,397 

— 

600 

J 

80  B 

Greenwicli 

Three 

7/-  and  7/6 

12,370 

i 

1,000 

81  B 

V-li^»-/-l>>  (  "(Atl  derive 

7  S 

1  raiaigdr  i\.u. 

88 

Deptford 

71 

Two 

4/8  to  s/o 

35,659 

3,720 

106  B 

1  1 1  Uy  IlCo  X  iClU. 

61 

Three 

6/3  and  6/6 

12  s 

2 

four 

7/6 

118 

Shadwell 

20 

One 

4/6  and  5/0 

38,840 

li 

3,660 

91  B 

V_,<iUlC  OllCCL 

100 

Two 

<;/6  to  6/6 

(4.0.  ';i6) 

8  S 

\J\J 

Three 

7/6 

QQ 

A  C 

43 

Two 

6/6  to  8/0 

IQ,7Q2 

'  /5 

100 

106  B 

oncxcon  otreet 

T  "3 

Three 

0/6 

(68,4iq) 

2";  S 

A 

Four 

1 1  /o  to  1 1  /6 

23 

Work- 

yi /n  tn  6/0 

shops 

4/6  and  5/0 

St.  Pancras 

2 

One 

21,210 

^ilUlCil  VV  aV 

T  0  /I 
1 

Two 

7/0  to  8/0 

cn 
5^ 

Three 

9/6  to  10/6 

4 

Four 

11/6 

£etiiiial  irreen 

15 

vjne 

T  C 

61,760 

107  B 

CUUIlUciiy  OLICCI 

C  1  "7 

Two 

i;/q  to  8/0 

(^OO.OOO^ 

21  S 

Three 

7/6  to  10/6 

yo 

Four 

9/6  to  12/6 

7 

J.  IVC 

12/0  and  T^/o 

6 

Six 

14/0  and  14/6 

103 

Work- 

SnOpis  CCQrf 

5/6 

8.120 

Vjroiasniicn  jvow 

0 

Two 

Cottages 

12 

Th  ree 

7/6  to  8/6 

5 

Four 

lo/o 

Built  un/igr  Pari  II 

Holborn 

8/0 

1/5 

91  B 

Brooke's  Market 

6 

Two 

2,730 

750 

6 

Three 

10/6 

(8,018) 

25  S 

Poplar 

25 

Two 

5/0  to  6/0 

10,989 

Ann  Street 

15 

Three 

7/0  and  7/6 

116 

*  Acltial  cost  of  area  in  Brackets  underneath. 
t  These  are  not  of  the  true  cottage  type,  nor  can  they  be  called  block  dwellings, 
but  they  are  very  "  heavily"  built. 
X  foundations  cost  extra  :  Council  Buildings,  ;if  1,546;  Westview,  etc.,  Cottages, 
;^2,85i  ;   Idenaen  Cottages,  £2,02,-^. 
B  Building.  S  Site. 
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District  and 
Situiition. 


Provitied  under  Part 
III. 

St,  Martin-in-the 
Fields 

Duke's  Court 

St.  Luke's 

Dulferin  Street 


Southwark 

Soulhwark  Street 
Holmwood  Bldgs. 

Green  Street  and 
Gun  Street 


No. 


Falcon  Court 


Westminster 

Mill  bank  Estate 


Buili  unaer  Thames 
Tunnel  ( Blackwall) 
Acts,  1887-1 8SS. 

Poplar 

Council  Buildings 
Cotton  Street 


Greenwich 

tWestview,  Armi- 
tage,  and  Coller- 
ston  Cottages. 

Idenden  Cottages 


Bvilt  under  Metro- 
poliinn  Bridges  Act. 

Battersea 

Baltersea  Bridge 
Buildings 


10 
75 

35 
10 
29 
23 
4 
12 

12 
4 

13 
71 
18 

7 


Rooms 


Rent  per 
week. 


92 
52 


2 

485 
392 
16 
I 


31 
19 
30 
40 

30 
20 
28 


50 


One 

Two 

Three 

Four 

One 

Two 

Three 

Sheds 

•  Two 
Three 

One 
Two 
Three 
Sheds 

Two 
Three 


One 

Two 

Three 

Four 

Five 


Two 
Three 
Two 
Three 

Two 

Three 

Four 


ro 
44 
IS 


Four 


One 
Two 
Three 


4/0 
6/6 
8/6 
10/6 
2/0  to 
4/0  to 
6/0  lo 
1/6 


Cost  of 
Building. 


Area 

of 
Site. 


Cost  of  I 
Site.*  !  Cost 
(Housing  I  P*^'' 
Valuation) !  Room 


2/9 
4/6 
6/6 


9/6  to  lo/o 
12/6 

4/6  to  5/0 

6/6  to  7/0 

8/6 

6d. 

6/6  to  8/0 
9/6  to  I 0/0 


3/6 
6/6  to  8/6 
S/6  to  10/6 
12/0  to  13/0 
12/6 


S/oto  5/9 
6/6  to  7/0 

,  5/6 
7/6  and  8/0 

4/6  and  5/0 
5/6  to  6/6 
7/0  to  8/6 


8/0  and  8/6 


£     Acres  £ 
6,615 

4,130 
20,842 


37,455 


230,000 


,  S/o 
6/0  to  7/6 
8/0  to  9/0 


16,420 

12,987 
32,307 

17,156 


16,704 


75 
[Adapt- 
ation 

"5 

Adapt- 
ation 


3,860  j  99  B 
I  20  S 

j  119 

5, 000  I  120  B 
16  S 


(15,500) 


22,250 


90  B 

(to  los) 

II  s 


lOI 


ii.45o 


t4,ooo 


ti,5oo 


136  B 
12  S 


148 


138  B 
18  S 


85  B 
8S 


93 


*  Actual  cost  of  area  in  Brackets  undemeaih. 
t  These  are  not  of  the  true  cottage  type,  nor  can  they  be  called  block  dwellings, 
but  they  are  very  "heavily"  built. 
X  Foundations  cost  extra  ;  Council  Buildings,  £i,S'^(> ;  JVestview,  etc  ,  Cottages^ 
£2,851  ;  Idenden  Cottages,  £7.,q%'>,. 
B  Building.  S  SiU. 
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Financial  Results. — The  total  rents  received  for  1901  were 

8,058,  and  when  the  plans  already  in  hand  are  completed,  the 
yearly  rents  will  be  ;^i6i,ooo.  The  total  loss  of  income  was  ;^i,773, 
and  of  this  the  amount  due  to  "empties"  (mostly  at  the  opening  of 
new  blocks  of  dwellings),  was  ;2^i,488,  or  2 '6  per  cent,  of  the  rent 
receivable.  The  bad  debts  written  off  as  irrecoverable,  only  amounted 
to  ;!^285,  or  10/-  per  cent,  of  the  rent  receivable.  The  total 
financial  result  on  the  whole  of  the  dwellings  from  the  date  of  the 
opening  of  the  first  block  up  to  March,  1902,  is  a  surplus  of  ;^I,8o8 
7s.  2d. 

This  result  has  been  arrived  at  after— 

(a)  Making  full  provision  for  repairs  and  renewals.  The  credit  balance  of  this 
fund  in  1902  amounted  to  £n,i2^. 

(li)  Charging  interest  on  capital  outlay  at  an  average  rate  of  nearly  3 
per  cent. 

(c)  Setting  aside  a  sinking  fund  sufficient  to  replace  the  whole  of  the  capital 
outlay  on  land  and  buildings  within  a  period  of  60  years.  This  pay- 
ment represents  about  f  per  cent,  on  the  capital  outlay. 

{d)  Repaying  all  contributions  from  rates  which  have  been  needed  in  meeting 
preliminary  expenses,  etc.,  in  prior  years,  and  amounting  to 
£8,567  14s.  id. 

Three  very  satisfactory  features  about  the  work  of  the 
Council  are — 

(1)  The  steady  increase  in  the  average  size  of  the  dwellings 

being  planned  ;  and  the  steady  decrease  in  the  average 
cost  per  room. 

These  are  mainly  due  to  the  fact  that  a  large  number 
of  cottages  are  either  planned  or  in  course  of  erection 
upon  cheap  land  in  the  suburbs,  under  Part  III  of  the 
Act  of  1890. 

(2)  The  actual  cost  of  the  land  is  charged  against  these  latter 

schemes,  instead  of  a  reduced  or  housing  valuation. 

(3)  The  steady  improvement  in  the  financial  position  of  the 

dwellings  due  to  the  decrease  in  working  expenses,  which 
has  followed  upon  the  establishment  of  a  Housing  Depart- 
ment, charged  with  the  complete  management  of  the 
dwellings,  instead  of  leaving  it  in  the  hands  of  several 
other  departments,  as  was  for  some  time  the  case. 

The  following  table  of  rent  and  expenses  for  1901  shows,  with 
respect  to  2,266  dwellings,  containing  5,756  rooms,  how  the  various 
blocks  compare  with  regard  to  the  constituent  items  of  expenditure  : — 
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DETAILS  OF  FINANCES. 

Analysis  of  Working  Expenses. 


Renu 

receivec 

1 

Super- 
vision & 
collec- 
tion. 

Repairs 

etc. 
(trans- 
fers to 
Fund). 

i  Rates, 
Taxes, 
Light'g 
and  In- 
surance 

i 

Interest 

on 
Loans. 

Sinldni 
Fund. 

Result 

Of 

Year's 
Worki'g 

Part  I  Schemes — 

Boundary  Street 
Goldsmiths'  Row  Cottages 
Brook  Street  - 
Hughes  Fields 
Cable  Street  - 
Shelton  Street 

25780 

999 
1874 

2577 
1481 

£ 

1612 
22 
48 
89 

134 

70 

£ 

2382 
00 
160 
300 
350 

£ 

8260 
121 

275 
422 
640 
304 

£ 

9471 

230 

479 
1112 
1022 

703 

£ 

2781 

74 
141 

356 

315 
226 

£ 

-  51 

-  104 

-  410 
+  95 

-  45 

Part  II  Schemes — 

Brookes'  Market 
Borough  Road 

Green  Street  and  Pocock  Street 

274 
1823 
1118 

13 

S3 

32 
190 
120 

71 
422 

235 

104 
810 
398 

28 

213 
98 

+  25 
+  94 
+  213 

Part  III  Schemes — 

Dufferin  Street  Dwellings 
Green  Street  and  Gun  Street  - 
Holm  wood  Buildings 
Millbank  Estate  (Part  of) 

J/" 
1675 

368 
9638 

Di 

So 
17 
545 

200 
65 

975 

376 

97 
1882 

103 

696 

14s 
2318 

50 
208 

39 
604 

+  4 

+  110 

+  3 
+  3298 

Thames  Tunnel  ( Blcukwall) 
Acts,  1887  and  1888— 

Council  Buildings 
Westview,  Armitage,  and  Col- 

lerston  Cottages  - 
Idenden  Cottages 
Cotton  Street 

730 

1267 
1042 

573 

35 

60 

50 
27 

"3 

200 
140 
90 

207 

273 
240 
152 

481 

945 
527 
205 

152 

299 
186 
S3 

-  258 

-  513 

-  109 

+  44 

Total 

52253 

2995 

5667 

14185I 

19829  1 

5829 

+  3525 

There  are  a  few  slight  discrepancies  in  the  above  figures,  but  only 
such  as  are  due  to  the  use  of  round  numbers  throughout. 

The  following  analysis  of  the  expenses  for  1899,  1900  and  1901, 
shows  which  items  press  most  heavily  upon  the  rents  : — 


Working  Expenses: 

Supervision 

Lighting  Water  and  Ini 
Stores  and  Incidentals 
Repairs  and  Renewals 
Rates  and  Taxes 

Loan  Charges: 

Interest 
Sinking  Fund 
Surplus 


Per  Cent,  of 

Per  Cent,  of 

Per  Cent  at 

Rem. 

Rent. 

Rent. 

1899 

1900 

I9OI 

9"37 

7-38 

6.96 

B  9TI 

I0'20 

8-57 

o"34 

o"37 

o'S3 

13-18 

iO"89 

Il"OI 

i6'69 

l8-22 

18-37 

42'24 

3660 

35-87 

1 2 '60 

I  I"IO 

10-54 

5-24 

8-15 

Z>tf/r//  3-53 
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CABLE  STREET 


Cost  of  Building, 
per  room. 


|hu|..m1 


FIRST     Fuoor  «=l_Ar' 

— f — L 


Weekly  Rent : 
2  rooms,  5/6  to  6/6; 
3  rooms,  7/6. 


GAINSBOROUGH  BUILDINGS 


Cost  of  Building, 
;^io5  per  room. 


CROUNd    FLOOR  PLAN 

tMiilmiT  1  1^ 


Weekly  Rent : 

2  rooms,  7/-  to  8/6; 

3  „    8/6  to  10/- 


From  "  The  Builaer. 


A  StUF- CONTAINED  -  BLOCK  MININSUM 
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DETAILS  OF  CONSTRUCTION  AND  ARRANGEMENT. 


Details  as  to  Construction  of  London  Block  Dwellings. 

As  the  London  County  Council  have  erected  more  block  dwellings 
than  any  other  authority,  and  as  these  dwellings  have  had  to  be  designed 
under  hygienic  conditions  imposed  by  Government  departments,  in 
addition  to  the  requirements  of  the  Building  Acts,  it  may  be  useful  to 
give  some  details  with  regard  to  the  various  types  .of  dwellings. 

The  blocks  are  built  of  bricks,  and  usually  consist  of  four  square 
storeys,  with  a  Mansarde  storey  in  the  roof,  each  storey  about  8  feet  6 
inches  high  in  the  clear.  The  earliest  blocks  were  finished  with  flat 
roofs,  to  be  used  as  playing  grounds  and  drying  grounds  for  clothes, 
but  the  noise  made  the  former  objectionable,  and  the  dirt  spoiled  the 
clothes.  There  is  a  clear  open  space  of  at  least  40  feet  at  the  rear. 
The  ground  floor  level  is  usually  a  foot  or  more  above  the  pavement, 
but  some  have  half  basements  with  sunk  areas  front  and  rear.  The 
front  elevation  was  plain  and  square  at  first,  but  afterwards  the  outlines 
were  more  varied,  and,  by  the  use  of  bricks  of  different  colours,  or  terra 
cotta  bricks,  some  variety  of  appearance  was  obtained,  although  at 
some  extra  expense. 

The  staircases  are  from  6  feet  6  inches  to  7  feet  6  inches  wide  for 
two  flights,  and  are  ventilated  through  windows  or  other  apertures 
direct  to  the  open  air,  internal  staircases  being  strongly  objected  to.  It 
is  preferred  that  the  entrance  should  be  at  the  rear. 


The  average  size  of  rooms  is  as  follows : — 

Living  Room.    Bedroom.                               Living  Room.  Bedroom, 

sq.  ft.           sq.  ft.                                            sq.  ft.  sq.  ft. 

Brook  Street  -           -       152           113  Churchway         15310160  102  to  no 

Trafalgar  Road         -       144           105  Brookes' Market      152  icq 

Hughes'  Fields         -       148          102  Ann  Street             144  96 

Cable  Street     -         145  to  162  96  to  117  Green  and  Gun  St.    153  97 

Shelton  Street  -     .  -       159           102  Falcon  Court      14810173  109  to  119 

Holborn  to  Strand    -       144           96  Clare  Market          144  96 

Boundary  Street         146  to  184  97  to  132  •  Millbank           144  to  165  100  to  125 


The  floors  are  all  fire-resisting,  and  constructed  of  coke  breeze  and 
certient,  carried  by  steel  joists  with  wide  flanges  which  hold  the  con- 
crete, and  covered  with  thin  floor  boards  nailed  down  close.  They  are 
thinner  than  wood  floors,  saving  a  course  of  brickwork  in  the  height  of 
walls. 

Through  ventilation  is  insisted  upon,  and  no  bedroom  may  be 
connected  with  any  other  bedroom,  but  is  generally  entered  from  the 
Living  room. 

Uustshoots  are  not  provided,  but  each  tenant  has  a  dust  receptacle 
which  may  be  either  emptied  into  the  dustbin  in  the  common  yard  at 
the  rear,  or  collected  by  the  municipal  dustmen. 

Each  self-contained  dwelling  has  its  own  scullery  and  closet, 
but  there  is  a  great  variety  in  the  nature  and  arrangement  of  the  office 
accommodation  allowed  to  each  tenant.  Examples  of  this  variation 
are  shown  in  the  plans  on  page  87.  In  the  selfcontained  dwell- 
ings, every  desirable  part  of  the  dwelling,  is  enclosed  within  the 
entrance  door,  The  closets  are  cut  off  from  the  tenement  by  an  open 
lobby,  and  are  not  entered  from  the  scullery,  as  in  the  case  of  many 
older  artizan's  dwellings. 
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Adelaide  Buildings,  Ann  Street,  Poplar. 
Cost  of  Building,  £7S  per  room.    Weekly  Rent— 2  rooms,  5/-  to  6/- ;  3  rooms,  7/-  to  7/6. 

The  number  of  rooms  approached  on  each  floor  by  one  staircase  is 
usually  from  five  to  six  in  the  case  of  self-contained  dwellings,  but  in  the 
case  of  Gainsborough  Buildings,  Millbank,  10  rooms  per  staircase  on  each 
floor  have  been  provided  at  the  cost  of  a  slight  sacrifice  in  through 
ventilation,  and  a  small  waste  of  space  in  internal  passages.   (See  p.  87). 

Balcony  Dwellings  on  the  gallery  plan  have  been  constructed  at 
Poplar  and  Shadwell ;  all  the  tenements  being  approached  from  galleries 
that  extend  along  the  front  of  each  storey.  The  block  is  perfectly 
rectangular,  the  planning  is  most  simple,  and  one  staircase  will  serve  a 
large  number  of  dwellings.  The  balcony  system  has  been  objected  to 
on  the  ground  that  it  obstructs  direct  sunshine,  and  is  too  much 
exposed  in  the  higher  stories,  especially  in  bad  weather. 

The  associated  dwellings  have  detached  closets  and  sculleries 
arranged  in  a  corridor,  but  in  nearly  every  case  there  is  a  separate  w.c. 
for  each  tenant,  and  often  a  separate  scullery,  so  that  the  economy 
derived  in  similar  undertakings  elsewhere,  by  having  one  w.c.  and  one 
scullery  between  four  or  more  tenants  is  not  secured  to  any  great  extent 
by  the  County  Council.  (The  plan  herewith  shews  a  block  with  the 
minimum  of  such  accommodation). 


,  From 
T      "  The  Builder: 


AN     ASSOCIATED   BLOCK  .  MINIMUM . 


EI 


9° 


NEW  SCHEMES. 


With  this  arrangement,  however,  it  is  possible  to  get  as  many  aa 
thirteen  rooms  on  each  floor  approached  from  one  staircase,  and  although 
there  is  a  rather  large  proportion  of  passage,  and  only  one  line  of  living 
rooms  in  part  of  the  block,  yet  these  uneconomical  conditions  are  a 
little  more  than  balanced  by  the  saving  of  staircase  space  and 
construction.    (See  plan,  Taplow  Buildings,  p.  8i). 

Between  the  blocks  large  paved  yards  are  provided,  which  form  play- 
grounds  for  the  children.  The  cost  per  foot  cube  varied  considerably, 
being  8|d.  for  Green  and  Gun  Street  Buildings,  Southwark,  and  lod! 
for  Cobham  Buildings,  Green  Street. 

Sites  Acquired  for  Additional  Building  Schemes. 
Four  very  expensive  sites  were  acquired  under  Part  III  during  1899- 
1900  for  rehousing  persons  displaced  by  the  Clare  Market  Improve- 
ment, and  the  new  street  from  Holborn  to  the  Strand.  One  of  them, 
the  site  of  Reid's  Brewery,  cost  ^^2 00, 000  for  three  acres,  and  its 
"  housing  value  "  is  put  at  ;^45,ooo,  corresponding  to  a  site  charge  of 
about  ;^43  per  room,  instead  of  £200  per  room,  the  actual  cost. 
The  other  three  sites  cost  8,440,  and  are  written  down  to  a  still 
greater  extent,  while  the  actual  site  cost  per  room  will  be  over  ^117, 

In  January,  1900,  the  Council  bought  38^  acres  at  ;^i,i5o  per 
acre,  in  Totterdown  Fields,  Tooting,  where  the  erection  of  some 
2,000  workmen's  cottages  has  been  commenced,  to  accommodate 
n,ooo  persons  at  an  estimated  capital  cost  of  ;,^495,ooo.  The 
first  276  cottages,  however,  will  cost  about  ;!^2  7o  each  for  building 
only.  In  November  of  the  same  year  31  acres  were  bought  at 
Norbury,  Surrey  (just  outside  the  County  boundary),  at  a  cost  of 
^20,000,  on  which  762  cottages  will  be  erected,  accommodating  5,800 
persons  at  a  cost  of  about  ;^25o,ooo.  The  vendor  has  reserved  500 
feet  frontage  to  the  road,  leaving  two  45  feet  openings  for  new  roads  to 
the  estate.  There  will  be  551  cottages  at  the  following  rents  : — 3  rooms, 
7/-  to  9/-;  4  rooms,  9/6;  5  rooms,  11/- to  11/6  per  week ;  and  211 
cottage  flats  at  6/-  for  two  rooms,  and  6/6  for  three  rooms. 

At  Lordship  Lane,  Tottenham,  225  acres  of  land  have  been 
secured  on  two  sites  at  a  cost  of  ^90,000     On  the  southern  site,  which 
contains  179  acres,  accommodation  will  be  arranged  for: — 
.  2,976   persons  in     346    first-class  cottages ; 
11,988  „         Ij95o    second-class  cottages ; 

11,400  „         1,900    third-class  cottages ; 

3)36o  „  336    fourth-class  cottage  flats. 

On  the  northern  site  there  will  be  accommodation  for  : — 
1,448  persons  in  235  second-class  cottages ; 
2,892  „  482    third-class  cottages ; 

3,120  „  312    fourth-class  cottage  flats. 

The  rents  will  range  from  6/-  to  9/6  per  week,  and  a  total  of  37,124 
persons  will  be  accommodated.  There  will  be  gardens  and  recreation 
space,  model  laundries,  wash-houses  and  baths.  Sites  have  been  ac- 
quired at  Holloway  to  house  1,050  persons ;  Caledonian  Asylum, 
1,400  persons,  and  also  open  land  at  Wormwood  Scrubbs,  n«^r 
the  Notting  Dale  Area  in  West  London. 
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GLASGOW. 

A  brief  account  of  the  clearance  schemes  and  model  lodging  houses 
in  connection  with  the  Improvements  Trust  has  already  been  given 
(Chapters  VI  and  VII).  It  now  remains  to  speak  of  the  dwelhngs 
erected  by  the  City  Improvements  Department.  These  consist  of  36 
separate  properties,  containing  1,515  houses.  The  average  rents  are  as 
follows  : — 

Per  room,  15/-  per  month  for  artizans;  10/-  per  month  for  labourers;  or 
One-room  dwellings  (cubic  space,  1,100  to  1,800  c.  ft.),  1 1/3  per  month; 
Two    „         „      total    „         1,800  to  3,300  „     18/-  „ 
Three,,         „  3,000  to  5,000  „     24/6  „ 

About  one-third  of  all  the  houses  built  are  specially  provided  for 
the  poorest  classes,  and  are  let  as  under  : — 

10/-  per  month  for  one  room  dwellings. 
14/-  „  two 

The  rates  are  paid  by  the  tenants  and  collected  by  a  special 
arrangement  along  with  the  monthly  rents. 

It  may  be  noted  here  that  the  custom  of  letting  on  an  annual 
tenancy  is  being  given  up  in  favour  of  letting  at  monthly  rents.  The  size 
of  the  houses  and  their  local  distribution  is  shewn  in  the  following  tables : 


Situation. 


Total 
Number 


South  Central  District — 

South  of  Trongate  and  Gallowgate, 
and  East  of  Stockwell  Street 

North  Central  District — 

North  of  Trongate  and  Gallowgate, 
and  largely  in  Townhead  - 

Western  District — 

West  of  Stockwell  Street,  entirely  in 
Stobcross  Street  neighbourhood 

High  Street  Tenement 

S.  James  Road 

Haghill  Tenements  - 

Stobcross,  Clyde,  and  Piccadilly  Streets 

Cumberland,  Greenhead,  and  William 
Streets 

Total  - 


710 


353 


121 
6 

28 
153 

63 

81 


One 
Room. 


Two 
Rooms 


I.515 


87 


30 
I 

69 
26 

32 


431 


432 


222 


84 

23 
84 
36 

40 


921 


Three 
Rooms 


81 


44 


7 

6 

4 
I 

9 


152 


Above 
Three 
Rooms 


II 


II 


Shops. 


133 
16 

22 
3 

4 
9 


187 


In  Scotland  a  building  containing  several  separate  dwellings  is 
called  a  tenement,  and  each  dwelling  is  called  a  house,  but  in  the 
following  pages  the  English  nomenclature,  which  is  just  the  opposite  of 
this,  is  followed.  The  bulk  of  the  Glasgow  dwellings,  as  shown  above, 
consist  of  one  or  two  room  tenements  in  four  storey  blocks  constructed 
of  stone.  The  rooms  are  larger  than  those  in  London  blocks,  but  the 
appurtenances  and  construction  are  decidedly  inferior,  hence  the  cost 
per  cubic  foot,  especially  in  recent  buildings  works  out  considerably 
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ess  than  in  London.  Nearly  all  the  blocks  are  erected  on  what  is- 
known  as  the  balcony  system.  The  proportion  of  site  built  upon  varies 
trom  40  to  55  per  cent.,  and  its  value  for  housing  purposes  is  fixed  at 
about  20/-  per  square  yard,  which  imposes  a  charge  varying  from  one- 
eighth  to  one-seventh  of  the  total  rent.  The  actual  cost  of  site  has 
been  from  4/6  to  £6  per  square  yard. 

The  cost  of  building  is  officially  stated  to  be  from  ^70  to  ^85 
per  room,  and  works  out  in  typical  cases  as  follows  :  

Date  of  Building.  d.  £^ 

1890  Saltmarket  (brick)         5  j  per  cubic  foot    92  per  room. 

1895  Morris  Square  (stone)  „  71 

1896  Kirk  Street  "  ^  " 

1897  S.  James  Road  (No.  2)  6  „  93 
1900  S.  James  Road  (No.  3)  4!          „  /about 
1900  Haghill  Tenements       4I          „         \  70 

The  cubic  space  per  inmate  in  one-room  dwellings  is  from  two  to  three 
times  as  much  as  is  given  toinhabitants  of  "ticketed"  houses,  and  from  50 
to  150  per  cent,  more  than  that  of  dwellings  classified  as  "uninhabitable." 
The  rent  per  1,000  cubic  feet  varies  from  1/4  to  1/8  per  week,  as 
against  1/4  to  i/ii  per  week  charged  for  uninhabitable  and  ticketed 
houses.  In  the  case  of  two  room  dwellings,  the  accommodation  is 
about  60  per  cent,  more  in  the  models  than  in  the  slums,  and  the  rent 
per  1,000  cubic  feet  varies  from  i/i  to  1/8  per  week. 

Special  Conditions  of  Glasgow.— There  are  several  features  of 
Glasgow  life  and  housing  conditions  unUke  those  which  obtain  in  the 
rest  of  the  British  Isles,  but  similar  in  many  respects  to  some  continental 
cities,  and  as  these  have  determined  to  some  extent  the  nature  of 
municipal  efforts,  it  may  be  well  to  mention  them  briefly, 

(1)  "Ticketed"  Houses. — Houses  of  three  rooms  and  under,  containing  less 
than  2,000  cubic  feet,  are  measured  by  the.  sanitary  inspector,  and  have  a  small  metal 
ticket  fixed  on  the  door.  This  ticket  shows  the  total  cubic  contents,  and  the  legal 
number  of  inmates,  at  the  rate  of  400  cubic  feet  per  adult  or  child  over  ten  years  old. 
Night  inspection  is  maintained  in  these  houses,  and  casesof  overcrowding  are  prosecuted 
There  are  about  20,000  such  "houses"  in  Glasgow.  There  are  some  men  living  in 
these  houses  earning  30/-  to  66/-  per  week,  the  average  earnings  being  2o/6|  in  the 
case  of  one-room  houses,  and  26/5^  in  the  case  of  two-room  houses.  The  rents  are 
2/-  to  2/1  per  week  for  one-room  houses,  and  2/6  to  2/9  per  week  for  two-room  houses. 
Houses  classed  as  "uninhabitable"  are  rented  at  1/7  per  week  for  one  room,  and  2/- 
per  week  for  two  rooms,  this  rate  appearing  lower  than  it  really  is  owing  to  the  rooms- 
being  so  small. 

(2)  Rents  are  comparatively  low.— In  the  next  place,  speaking  generally,  the 
workman  expects  to  pay  a  much  smaller  proportion  of  his  income  on  rent  than  is 
willingly  paid  in  large  English  cities  and  many  small  towns.  Mr.  Menzies,  the 
Housing  Manager,  puts  the  rent  paid  by  the  various  classes  of  workmen  as  follows  : 
The  poorest  class  pay  ;,^7  per  annum  and  live  in  single  rooms  ;  the  unskilled  labourers 
pay  £,Zto  £\Q  per  annum  and  live  in  two  inferior  rooms  ;  the  ordinary  artizans  pay 
£^  to  ;^I2  per  annum  and  live  in  two  decent  rooms ;  the  better  paid  artizans  pay 
only  ;^io  to  1 4  per  annum  and  live  in  two  or  three  rooms.  There  is,  however,  no 
such  arbitrary  division  of  classes  strictly  as  above,  and  many  poor  men  willingly  pay  more 
rent  than  well-to-do  workmen,  when  they  have  realised  that  in  such  a  matter  of  life 
and  death  as  housing,  it  is  bad  economy  to  lower  the  standard  of  health  and  comfort 
by  limiting  expenditure  on  rent  to  any  definite  proportion  of  the  income,  so  long  as 
economies  less  dangerous  can  be  effected  in  other  directions. 

(3)  Heavy  building  constructions.— In  the  third  place,  the  Scotch  have  a 
prejudice  against  buildings  not  made  of  stone,  and  as  the  walls  are  expected  to  be  1 8 
inches  thick,  this  means  that  cottages  in  Scotland  cost  as  much,  if  not  more,  than. 
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S.  James  Road  Dwellings. 

Cost  of  Building,  4jd.  per  culiic  foot,  or  ^'JQ  per  room. 
Rents — one  room,  lo/-  per  month  ;  two  rooms,  14/-  per  month.    ( See  p. 


(>..  .•  rw. 


Haghill  Dwellings. 

Cost  of  Building,  4id.  per  cubic  foot,  or 
£^0  per  room. 

Rents— one  room,  lo/-  per  month  ;  twa 
rooms,  14/-  per  month.    ( See  p.  gj)- 
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block  dwellings.  The  natural  consequence  of  this  has  been  to  encourage  block 
dwellings  and  to  discourage  small  separate  cottages ;  a  tendency  which  landowners 
have  done  all  in  their  power  to  maintain. 

(4)  "City-dwelling"  almost  a  disease.— In  the  fourth  place,  these  forces 
making  for  concentration  of  population  have  gradually  developed  the  gregarious 
tendency  to  such  an  undue  extent  as  to  render  city  life,  with  its  special  attractions, 
almost  a  second  nature  with  the  Glasgow  workman.  Here  may  be  seen  daily  the 
peculiar  spectacle  of  several  thousands  of  workmen  going  out  eight  miles  into  the 
country  districts  for  their  work,  and  teturning  at  night  to  their  dwellings  in  the 
congested  central  districts  of  the  city,  the  population  of  which,  during  the  years  1892 
to  1898,  gained  6,332  by  excess  of  immigration. 

Cheap  Block  Dwellings  for  the  very  Poor. 

The  municipal  authorities  having  once  adopted  the  theory  that 
housing  schemes  must  be  mainly  adapted  to  meet  the  customs  and 
inclinations  of  the  people  in  the  matter  of  rent,  structure,  and  situation 
of  dwellings,  it  is  not  surprising  to  find  that  the  most  recent  municipal 
efforts  have  been  directed  towards  providing  cheap  block  dwellings  at  low 
rents,  rather  than  new  and  better  types  of  dwellings  which  would  require 
a  larger  proportion  of  the  workman's  income  to  be  allocated  for  rent. 

Two  typical  groups  of  dwellings  are  those  in  S.  James  Road  and 
Haghill  Tenements,  which  are  the  latest  completed  buildings,  and  are 
considered  to  be  specially  suitable  for  the  very  poor.  They  are  very  plain 
in  appearance,  and  simple  in  construction.  There  is  a  common  yard  in 
the  dwellings.  Haghill  Tenements  are  entered  from  a  staircase,  and  S. 
James  Road  from  a  rear  balcony.  The  floors  are  the  ordinary  boarded 
joists  filled  in  with  dry  ashes  to  make  them  sound  proof,  but  this  is 
likely  to  provide  a  harbour  for  vermin.  Through  ventilation  is  not 
insisted  upon  to  the  same  extent  as  in  London  and  by  the  Local 
Government  Board.  In  very  few  cases  are  separate  w.c.'s  and  scul- 
leries provided  for  each  dwelling.  In  Haghill  a  stair-head  closet  serves 
four  families.  No'  provision  is  made  for  ashes  and  refuse  from  the 
upper  floor,  except  by  an  ashpit  in  the  yard  which,  in  the  case  of  the 
Haghill  Tenements,  serves  16  dwellings,  and  has  to  be  emptied  by 
carrying  the  refuse  through  the  buildings  to  the  street,  as  there  is  no  back 
passage.  There  is  a  bed  recess,  about  4J  feet  by  6  feet,  with  two  bunks 
and  a  corrugated  iron  screen  in  each  living  room.  Each  bed  recess  is  fitted 
with  a  galvanized  iron  bed  bottom  and  a  wire  spring  mattress.  Each 
block  has  a  resident  caretaker,  who  collects  rent  and  does  trifling  repairs. 

Special  efforts  were  made  to  secure  that  the  poorest  classes  should 
occupy  the  dwellings,  preference  being  given  for  one-roomed  dwellings 
to  those  whose  wages  were  under  22/-,  and  for  two-room  dwellings  to 
those  who  earned  less  than  26/-  per  week.  The  Corporation  in  this 
manner  have  housed  in  the  blocks — 

49  tenants  with  wages  under  24/-  per  week,  average. 
105       „  „  „      21/6      „  „ 

27  women        ,,  „      10/3      ,,  „ 

The  tenants  of  other  dwellings  include  skilled  labourers  in  the  big 
works  and  factories,  and  unskilled  labourers  engaged  in  public  works  in 
the  vicinity. 

The  shadow  thrown  across  the  S.  James  Road  dwellings  in  the  illustra- 
tion is  instructive,  as  shewing  how  sunlight  is  shut  out  of  the  rooms  for 
many  hours  wherever  a  block  dwelling  faces  a  comparatively  narrow  street. 
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Analysis  of  Working  Expenses  in  Glasgow  Dwellings, 

The  management  expenses  are  below  those  of  London,  and  vary 
from  26  to  29  per  cent,  of  the  receipts  ;  about  half  of  this  percentage 
being  lor  rates,  taxes,  and  insurance,  and  about  one-third  for  repairs 
The  dwellings  realize  a  net  profit  of  about  4  per  cent,  per  annum. 

The  following  figures,  based  on  a  return  by  Mr.  Fyffe,  the  Chief 
Sanitary  Inspector  of  Glasgow,  and  giving  the  detailed  weekly  expenses 
per  1,000  cubic  feet,  may  be  of  interest,  showing  as  they  do  what  are 
the  constituent  items  in  determining  the  rents,  and  thus  indicating  in 
what  directions  and  to  what  extent  possible,  reductions  may  be  made 
The  variation  in  the  cost  of  building  is  somewhat  dependent  on  the 
size  of  the  room,  and  the  quality  of  its  fittings  and  appurtenances. 


UWi/LLINGS. 

Ground 
Rent. 

Interest 
oil  Cost  c 
Building 

^^74  /a 

Manage- 

Rates,'& 
Taxes. 

Repairs. 

Surplus. 

RENT, 
per  1,000  cubic  ft. 

S.  James  Road : 

d. 

d. 

d. 

d. 

d. 

S.  d. 

I  room 

^2 

7 

4 

4 

I 

2  rooms 

1 

2t 

7 

2f 

4 

I 

l/2f 

Saltmarket : 

I  room 

3f 

6* 

3 

If 

3i 

i/6i 

Kirk  Street : 

1  room 

2  rooms 

3 

6 

4 

3\ 

2 

4 

3 

*Cathedral  Court : 

I  room 

2i 
2 

8 

6 

i 

t/tH  fn  T /c 
X/IU  to  1/5 

2  rooms 

2| 

8i 

6 

f 

f 

I/I  I  to  i/6i 

*George  Court : 

I  room 

4 

6 

2 

7f 

I/II 

2  rooms 

3 

2f 

4i 

If 

6 

1/6 

*Ardgowan  Place : 

I  room 

4 

A\ 

5f 

4 

1\ 

2  rooms 

2 

3\ 

4j 

I 

6 

1/5 

Rotten  Row : 

I  room 

4| 

3i 

2f 

6^ 

i/7i 

2  rooms 

4f 

3 

7i 

3  rooms 

If 

4 

If 

4i 

I/- 

Crookstone  St. : 

I  room 

3i 

4i 

3l 

If 

II 

2/0.\ 

2  rooms 

4 

3i 

4 

4 

8 

1/6' 

S.  James  Road : 

I  room 

3 

4f 

3f 

4 

11^ 

2/0^ 

2  rooms 

3 

4| 

3$ 

4 

"1 

2/o| 

Glasgow  Workinen's  Dwellings  Company. 
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CHAPTER  IX. 


PROVINCIAL  MUNICIPAL  DWELLINGS. 

Liverpool,  Manchester,  Salford,  Birmingham,  and  Hornsey. 


LIVERPOOL. 

The  abnormally  high  death-rates  of  this  city,  and  especially  its 
terrible  records  in  infant  mortality,  have  at  last  stimulated  men  and 
women  of  all  classes  and  opinions  to  make  determined  efforts  for 
effecting  the  much-needed  improvement  in  the  homes  of  the  people. 
An  energetic  housing  association  has  been  steadily  at  work  rousing  and 
forming  public  opinion.  The  Housing  Committee  of  the  City  Council 
during  the  last  three  or  four  years  has  grappled  more  boldly  with  the 
duty  of  supplying  new  dwellings,  and,  what  is  equally  important,  a  very 
capable  and  sympathetic  staff  of  permanent  officials  have  left  no  stone 
unturned  in  the  endeavour  to  meet  the  requirements  of  the  poor  and 
the  public.  The  whole  of  the  dwellings  are  under  the  control  of  the 
manager,  who  is  attached  to  the  City  Surveyor's  staff,  the  rents  being 
collected  by  two  superintendents,  at  salaries  of  ;,^i3o  and_;^9o  per 
annum,  with  uniform,  gas  and  coal.  The  salaries  are  apportioned  pro 
rata  against  the  rentals  of  the  various  dwellings.  The  accompanying 
plans  and  particulars  are  mainly  derived  from  information  kindly 
suppHed  by  Mr.  F.  B.  Turton,  Deputy  Surveyor. 

This  city  began  its  housing  operations  by  erecting  block  dwellings, 
but  during  recent  years  has  abandoned  that  type  of  building  in  favour 
of  three  storey  tenement  houses.  The  earliest  blocks  were  S.  Martin's 
Cottages  (six)  erected  in  1869,  and  consisting  of  four  outer  blocks  five 
storeys  high,  and  two  inner  blocks  three  storeys  high,  with  328  rooms  in 
131  tenements.  Each  tenement  has  a  separate  scullery  and  w.c.  The 
Victoria  Square  Dwellings,  erected  in  1885,  consist  of  5  five-storey 
blocks,  containing  607  rooms  in  271  tenements  and  12  shops.  The 
buildings  are  cheerful  looking,  and  front  an  open  space.  They  are  in 
good  repair,  but  there  is  only  one  w.c.  and  scullery  to  two  tenements. 

Juvenal  Street  Dwellings,  erected  in  1890,  consist  of  4  four-storey 
blocks  and  one  three-storey  block,  containing  altogether  157  rooms  in 
loi  tenements  and  one  shop.  Living  rooms  average  154  square  feet, 
bedrooms  132  sqare  feet. 

At  Fontenoy  Street  block  dwellings  have  been  erected,  somewhat 
like  the  Glasgow  style,  at  a  cost  of  £(ii  per  room,  or  7d.  per  foot 
cube.    The  staircase  walls  are  of  glazed  brickwork. 

All  the  rooms  in  the  block  dwellings  are  9  feet  high. 
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The  Arley  Street  cottage  flats,  here  Shewn,  were  erected  in  1807 
They  are  built  ,n  three  blocks,  each  two  storeys  h  gh,  and  consist  of  8^ 
rooms  m  34  tenements.  Each  floor  forms  a  separate  flat  lith  a 
separate  entrance  direct  from  the  street.  Blocks  A  and  B  are  alike 
and  a  1  the  rooms  are  kept  under  one  roof.  The  ground  floor  flat  con- 
tarns  Imng  room,  bedroom  and  scullery ;  and  the  first  floor  flat,  living 
^^."^  n'f  r  ^^/^^^^  f  ^"'•^.'•y'  the  latter  in  each  case  taking  ^  piecl 
out  of  the  back  room,  making  it  an  awkward  shape.  Block  C  has  the 
scullery  placed  at  the  rear  outside  the  main  roof,  so  that  the  rooms  are 
simply  square  boxes  on  each  floor.  A  certain  amount  of  passage  room 
IS  wasted  m  each  duelling.  The  rooms  are  8  feet  6  inches  in  heighT 
1  he  floors  are  of  ordinary  wood  joists  and  boards,  not  fireproof  The 
cost  for  building  was  £61  5s.  per  room,  and  4-8id.  per  foot  cube. 


BLOCKS  A  AND  B, 


BLOCK  C. 


nRST  FUOOR  PLAN 


FIRST  FLOOR  PLAI*. 


GROUND   FLOOR  PLAN 


GCJOUND  PLAN 


SCALE  OF  FEET. 
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ixcond  rioorPlcm 

fcri  JO  ,s 


Section 


Gildarts' 
Gardens. 

(TYPE  !•"). 

Cost  of  Building, 
£44  per  room. 

Weekly  Rents- 
two  rooms,  2/3  to 
3/6. 

( See  page  gy ). 
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Cheap  Tenements  for  Very  Poor. 

The  special  features  of  Liverpool  housing,  however,  are  the  cheap 
dwellings  in  tenement  houses,  specially  provided  for  the  very  poor. 
They  have  each  a  separate  w.c.  (costing  about  ,-^12  per  w.c),  and 
nearly  all  have  a  separate  scullery,  while  there  is  generally  an  ash  bin 
to  every  two  tenements.  There  are  yard  walls  at  the  rear,  acting  as 
boundaries  of  the  ground  floor  dwellings,  and  as  supports  for  the  first 
floor  yards  and  staircases.  All  the  later  dwellings  have  concrete  floors 
on  iron  joists.    The  wails  of  the  rooms  are  not  plastered. 

Gildart's  Gardens. — The  late  City  Engineer,  Mr.  Boulnois, 
recently  tried  to  solve  the  problem  of  houses  at  a  unit  of  about  i/-  per 
room  per  week  for  the  poorer  class  of  labourers,  with  two  rooms,  as  a 
rule,  allowed  for  each  family.  He  had  to  make  the  dwellings  comfort- 
able and  healthy  for  the  poor  labourers,  and  unattractive  for  artizans. 
There  was  to  be  no  architectural  adornment.  Plain  substantial 
buildings  were  designed.  There  were  no  superfluous  corners  or  cup- 
boards in  the  rooms.  The  construction  was  strong,  but  not  expensive. 
Sound  brick  walls,  strong  boards  in  pitch,  and  floors  which  were  proof 
against  damp  were  used.  The  stones  required  were  manufactured  out 
ot  the  clinkers  at  the  refuse  destructor  works.  No  plaster  was  used. 
Inside  walls  are  faced  brick,  colour-washed.  Cement  fiUing  between 
joists,  to  which  floor  boards  are  nailed.  The  Council  built  themselves. 
The  building  surveyor  engaged  the  foreman  and  the  workmen.  The 
cost  was  about  ^54  per  room.    All  rooms  are  about  8  feet  high. 

The  dweUings  are  of  three  types.  They  are  all  very  uninviting  in 
appearance.  Type  F  houses,  of  which  2 1  houses  have  been  built,  are 
arranged  in  blocks  three  storeys  in  height,  each  house  containing  a 
tenement  of  two  rooms  on  every  one  of  the  three  floors.  The  ground 
floor  tenements  are  entered  directly  from  the  street,  and  the  upper 
tenements  from  a  common  balcony  running  along  the  rear  of  the  house 
at  the  level  of  the  first  floor.  There  is  an  open  yard  on  the  ground  level  to 
be  used  only  by  the  occupants  of  the  ground  storey  dwelling,  and  there  is 
a  small  yard  at  the  level  of  the  first  floor,  in  the  rear  of  the  building,  com- 
mon to  the  occupants  of  the  first  and  second  storeys.  The  frontage  of 
each  house  is  15  feet,  and  the  depth  21  feet.  The  house  is  not  quite  the 
height  of  the  width  of  the  street  which  it  faces,  and  at  the  rear  there  is  a 
narrow  roadway,  at  an  angle  of  45  degrees,  from  which  rises  the  height  of 
the  building.  This  type  of  house  is  for  the  very  poorest  classes.  Type  H 
is  similar,  but  has  the  entrance  direct  from  the  street  staircase. 

Scale,  —     Living  rooms,  110  to  16^  sq.  ft ;  bedrooms,  ^2  to  iiy  sq.  Jt. 


SECOND  FLOOR  PLAN 


FIRST  FLOOR  PLAN 


GROUND  PLAN 
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Another  type,  of  which  only  two  have  been  built,  are  the  sam« 
height,  but  the  ground  storey  contains  a  tenement  of  four  rooms  and 
each  of  the  upper  tenements  two  rooms.  The  entrance  to  the  upper 
flats  m  this  case  is  obtained  by  the  same  doorway  as  to  the  ground 
floor  dwelhng.  The  houses  are  larger,  the  frontage  being  23  feet 
6  inches,  the  depth  24  feet,  and  the  area  63  square  yards.  The  same  ar- 
rangement has  been  followed  in  the  rear  for  providing  yards  and  air  spaces 
Five  houses  have  been  erected  of  Type  G.  The  ground  floor  in 
each  of  these  contains  a  tenement  of  three  rooms,  while  each  of  the 
upper  storeys  contains  a  tenement  of  two  rooms.  The  entrances  are 
the  same  as  in  the  house  last  described,  and  the  same  arrangement  has 
been  followed  in  the  rear  of  the  building.  The  frontage  of  each  house 
IS  20  feet,  the  depth  18  feet,  and  the  area  40  square  yards. 

These  houses  are  situated  in  the  most  crowded  part  of  Liverpool  

the  Scotland  Yard— where  the  death  rate  is  40  per  1,000.  It  is  packed 
with  a  dense  Irish  population,  all  very  poor.  The  cost  of  clearing  the 
site  was  £1  2s.  od.  per  square  yard.  Had  the  Corporation  parted  with 
the  land  it  would  have  sold  it  for  the  purpose  of  working  class  dwellings 
at  5$.  per  square  yard.  The  price  of  the  cleared  site  was  fixed  at  12s. 
per  yard,  which  is  the  market  value.  The  capital  on  the  land  and 
buildings  had  to  be  paid  back  in  30  years.  The  rent  of  the  cheapest 
two-roomed  dwellings  is  2s.  6d.  per  week  for  two  rooms  and  a  scullery 
with  the  use  of  yards,  &c.  If  we  reckon  the  scullery  as  worth  half  a 
room,  the  engineer's  estimate  holds  good.  The  average  rent  works  out 
at  IS.  5d.  per  room  per  week.  The  tenants  belong  to  a  very  poor 
class,  and  the  houses  are  greatly  in  demand. 

Recent  Important  Schemes  for  Tenement  Houses. 

During  the  past  two  years  an  improved  type  of  cheap  dwelling  has 
been  adopted,  and  although  the  cost  per  room  has  been  higher  than  in 
the  case  of  Gildart's  Gardens,  a  much  more  pleasant,  convenient,  and 
civilising  set  of  buildings  are  now  being  erected.  All  of  them  are 
intended  to  rehouse  tenants  dispossessed  from  adjoining  slums,  and  it 
is  noteworthy  that  close  upon  1,000  dwellings  have  been  either  built  or 
planned  during  the  past  two  years,  as  compared  with  a  little  over  606 
in  the  preceding  half  century.  They  are  nearly  all  tenement  houses, 
and  have  been  or  are  being  erected  in  the  following  streets  :— 


One- 
room. 

Two- 
room. 

Three- 
room 
and  over 

Total 
No.  of 
Rooms 

Valuation 
of  Land  & 
Buildings. 

Erected. 

£ 

Dryden  Street 

160 

22 

392 

30,727 

Kempston  Street  and  Fontenoy  Street 

46 

49 

258 

21,747 

In  Course  of  Erection. 

Kew  Street  and  Newsham  Street  - 

69 

45 

282 

\Cost 

Arley  Street  -             -             .  . 

2 

2 

ID 

/per 

In  Contemplation. 

room. 

Clare  Street  and  Shelley  Street 

36 

54 

252 

£70. 

Adlington  Street 

Gildart's  Gardens         .             .  . 

48 

60 

143 

607 

31 

22 

88 

348 

Arley  Street  -             -             -  - 

4 

4 

20 

Upper  Stanhope  Street  -             -  - 

20 

8 

32 

144 

Mill  Street    -             -            .  . 

19- 

6 

30 

'36 

Total  - 

118 

413 

469 

1 

2449  1 
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tYP  E  A. 


TYPE  B. 


SECOND  FLOOR  PLAN 


Fooq  LOCKOII 


fIRST  FLOOR  PLAN 


UVINSROOM 


LIVING  ROOM 


SECOND  FLOOR  PLAN 


eOOO  LOCKtff  OVFB 

FIRST  FLOOR  PLAN 


GROUND  PLAN 


GROUND  PLAN 


Dryden  Street  Tenements, 
Liverpool. 

Cost  of  Building  £S9/i  P^^  room, 
or  7'oyd.  per  cubic  foot. 

Weekly  Rents — two  rooms,  3/-  to 
4/- ;  three  rooms,  4/6. 


SCALE  OF  FEET 

10  20  30 


SO 


f 
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A  description  of  one  of  the  cheapest  groups  which  are  already  com- 
pleted and  occupied,  will  give  a  good  idea  of  their  general  character 
and  arrangements  as  to  cost,  rents,  etc. 

The  Dryden  Street  and  Rachel  Street  Dwellings  (completed  in 
April,  1 90 1 ),  comprise  two  blocks  of  three-storey  dwellings,  containing  396 
rooms  in  182  tenements  (mainly  two  rooms),  and  a  recreation  room,°with 
yards  on  the  ground  and  first  floors.  Access  to  the  first  floor  tenements 
is  from  a  balcony  running  the  whole  length  of  the  back  of  the  blocks ; 
the  second  floor  tenements  being  reached  by  a  staircase  off  the  balcony! 
The  sizes  of  the  rooms  in  the  respective  tenements  are  as  follows :  

132  two  rooms  (first  and  second  floor),  living  room,  121  sq.  ft.; 

bedroom,  85  sq.  ft. ;  let  at  3/-  per  week.  ' 
28  two  rooms  (ground  floor),  living  room,  162  sq.  ft. ;  bedroom, 

116  sq.  ft. ;  let  at  4/-  per  week. 
16  three  rooms  (ground  floor),  let  at  4/6  per  week. 
6  four-room  tenements,  let  at  6/-  per  week. 

They  are  brighter  in  appearance  than  those  in  Gildart's  Gardens.  The 
cost  of  building,  exclusive  of  a  hot  water  supply  which  is  given  through- 
out the  dwellings,  was  £59^  per  room,  or  7-o7d.  per  foot  cube. 

The  capital  outlay  was— land,  £4,^73;  buildings  (including  hot 
water  supply),  ;^26,554 ;  being  a  total  of  ^30,727. 

During  part  of  1901  the  receipts  were  ;^626  and  the  expenses 
p^305,  leaving  a  gross  profit  of  ;^32i,  so  that  as  the  full  year's  receipts 
■would  be  ;^i,586,  the  annual  profit  will  probably  be  about  ^900, 
sufficient  to  pay  interest  at  two-and-a-half  per  cent,  and  repay  the 
principal  in  75  years. 

Financial  Results. — From  the  date  of  erection  up  to  the  year 
1902,  it  appears  that  the  average  annual  income  of  the  block  dwellings 
(see  p.  69),  costing  ;^io2,i72,  has  been  ;^5,i82,  and  the  working 
expenses,  including  rates,  ;^2,392,  thus  leaving  a  gross  profit  of 
^^2,689  per  annum,  which  would  be  sufficient  to  pay  interest  at  two-and- 
a-half  per  cent,  and  to  repay  the  principal  of  the  building  loan  in  100 
years.  In  addition  to  this  the  dwellings  have  provided  an  annual 
contribution  of  some  ;!^784  towards  the  city  exchequer  in  the  form  of 
rates. 

In  the  case  of  the  tenement  buildings  only  a  few  have  been  occupied 
long  enough  to  give  returns,  but  those  in  Arley  Street  and  Juvenal 
Street,  costing  5,840,  have  shewn  average  annual  receipts  of  ;!^994, 
and  working  expenses  amounting  to  ;^s^4,  thus  leaving  an  annual  gross 
profit  of  ;£6o6,  which  would  be  sufficient  to  pay  interest  at  3  per  cent, 
and  to  repay  the  principal  of  the  loan  in  50  years.  In  addition  there 
has  been  a  contribution  of  ;i^r8o  per  annum  towards  the  city  exchequer 
in  the  form  of  rates.  These  figures  are  interesting  because  they  show 
that  by  limiting  the  loan  period  to  30  years  and  charging  for  interest 
above  the  market  rate  an  artificial  loss  or  deficit  on  profitable  municipal 
housing  schemes  can  be  created,  and  in  many  cases  is  created,  by  the 
Local  Government  Board  and  other  branches  of  the  central  Govern- 
ment. 
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Three  Storey  Tenement  Houses — Dryden  Street. 
Cost  of  Building,  per  Room,  ^^67.       Rent,  per  Room,  1/6  to  2/-. 
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Back  of  Block  Dwellincs— Oldham  Road  (No.  2). 
Shewing  Access  to  Dwellings. 
Cost  of  Building,  per  Room,  £116.       Rent,  per  Room,  1/9  to  3/-  per  week. 


DETAILS  OF  CONSTRUCTION. 


lOI 


MANCHESTER. 

The  re  housing  schemes,  consecluent  upon  the  clearance  of  the 
various  slum  areas  referred  to  in  pp.  47,  49  and  51,  have  necessitated 
the  erection  of  block  dwellings,  tenement  houses  of  various  types, 
cottages,  and  a  model  lodging  house  of  the  Rowton  House  type,  on  the 
four  areas  concerned.    ( See  pp.  dp,  77,  and  77  /or  figwes  as  to  cost,  etc). 

Details  of  Manchester  Block  Dwellings. 

Block  No.  2,  on  the  Oldham  Road  area,  consists  of  five-storey  brick 
buildings,  which  enclose  a  large  quadrangle,  nearly  an  acre  in  extent, 
that  forms  an  excellent  playground.  Much  of  the  ground  floor  has 
been  utilised  for  shops,  some  of  which  are  let  for  jQs°  P^""  annum,  thus 
greatly  helping  the  finances  of  the  scheme.  The  dwellings  on  the 
upper  floors  are  entered  from  very  wide  balconies  (convenient  for  play- 
grounds), extending  round  all  sides  of  the  quadrangle,  and  approached 
by  stone  staircases  leading  from  the  street  entrances  at  each  corner  of 
the  building.  The  dwellings  are  arranged  in  pairs,  and  are  mostly  of 
two  rooms.  All  the  rooms  are  9ft.  high  in  the  clear,  and  all  floors  are 
cement  with  iron  joists.  The  average  size  of  rooms  is  as  follows  : — 
One-room  tenements,  130  square  feet  and  1,170  cubic  feet;  two-room 
tenements,  one  room  containing  174  square  feet  and  1,566  cubic  feet, 
and  one  room  containing  108  square  feet  and  972  cubic  feet. 

Each  tenement  is  provided  with  a  well-ventilated  food  store  and  coal 
locker ;  dust  shoots  are  provided  in  convenient  positions  in  the  back 
wall ;  one  w.c.  and  sink  is  provided  for  every  two  dwellings,  which  is  a 
disadvantage ;  and  automatic  or  "  penny-in-the-slot "  gas  meters  are 
supplied  to  each  dwelling. 

At  the  top  of  the  buildings,  at  the  four  corners  of  the  blocks, 
laundries  and  drying  rooms  are  arranged,  partly  on  the  roof  and 
accessible  from  the  top  of  the  main  staircase.  The  living  rooms  are  at 
the  front,  and  the  bedrooms  next  the  quadrangle  and  balconies. 

The  dwellings  are  well  occupied  by  a  good  class  of  tenants,  and  the 
light  and  ventilation  is  ample.  There  are  about  825  persons  housed  in 
522  rooms,  or  one  and  three-fifths  per  room. 

The  Pollard  Street  Block  is  similar  in  arrangement  to  Block  No.  2, 
but  there  are  no  shops,  and  the  architectural  treatment  is  very  plain. 

Details  of  Tenement  House  Dwellings  in  Manchester. 

Oldham  Road  No.  I  Area  is  the  site  of  several  groups  of  two  and 
three-storey  dwellings,  separated  from  Block  No.  2  by  a  new  street,  54 
feet  wide,  caUed  Spittal  Street.  On  Oldham  Road  are  self-contained 
tenements,  consisting  of  shops  on  the  ground  floor,  living  room,  kitchen, 
and  scullery  on  the  ground  floor,  two  bedrooms  on  the  second  floor, 
and  a  good  attic  bedroom  on  the  top  floor.  Each  yard  has  an  area  of 
560  square  feet.  At  the  back  of  these,  and  facing  Sanitary  Street,  which 
is  36  feet  wide,  aretworowsoftwo-storey  tenements,  with  one  common 
entrance  to  four  dwellings.  Each  dwelling  is  provided  with  a  sink  and 
a  separate  w.c,  entered  from  the  yard  in  the  case  of  the  ground  floor 


102 


MANCHESTER  MUNICIPAL  DWELLINGS. 


tenements,  and  from  a  small  balcony  in  the  case  of  the  first  floor 
tenements.  The  height  of  all  rooms  is  9  feet  in  the  clear.  The  living 
rooms  and  bedrooms  have  fireproof  floors  laid  with  boards  nailed  to 
wood  joists ;  a  system,  however,  which  is  said  to  give  rise  to  much  dry 
rot.  The  other  floors  and  yard  are  of  concrete  with  granite  finish. 
The  back  yards  (which  are  joint  for  two  tenements)  and  the  passages 
are  not  divided  by  walls  but  by  unclimbable  wrought-iron  railings,  5  feet 
6  inches  high.  This  gives  less  privacy,  but  is  preferable  on  sanitary 
grounds.  In  the  case  of  the  two-storey  dwellings,  dust  has  to  be  carried 
down  from  the  first  floor  to  the  yard,  one  pail  being  allowed  for  two 
dwellings.  Each  tenant  has  a  wooden  coal  bunker  in  the  yard.  The 
frontage  of  these  buildings  is  33  feet.  The  one-room  tenements  contain 
a  room  14ft.  6in.  by  12ft.  4in.  The  two  and  three-room  tenements 
contain  a  living  room  168  sq.  ft.  and  1,512  c.  ft;  bedrooms,  ground 
floor,  136  sq.  ft.  and  1,224  c.  ft.;  bedrooms,  first  floor,  160  sq.  ft.  and 
1,440  c.  ft. 

There  are  425  persons  housed  in  285  rooms,  or  one  and  one-third 
per  room.   The  staircases  of  these  and  all  other  tenements  are  of  stone. 

There  are  18  two-storey  five-room  cottag-es  in  George  Leigh 
Street,  on  the  Oldham  Road  No.  i  area,  built  of  dark  red  brick  with 
slate  roofs,  An  attic  bedroom  has  necessitated  the  construction  of  13^ 
inch  walls  up  to  the  first  floor,  in  order  to  comply  with  the  bye-laws.  This 
has  brought  the  cost  of  building  up  as  high  as  ;£6s  per  room  although, 
as  stated  elsewhere,  this  expensive  construction  is  quite  unnecessary. 


OI.OHAU    ROAD  AREA. 


The  above  drawing  is  a  bird's-eye  perspective  view  of  Oldham  Road 
Area,  Manchester.  On  the  left  can  be  seen  part  of  Block  No.  2.  The 
facade  to  Oldham  Road  is  of  red  stock  bricks,  freely  ornamented  with 
terra-cotta.  The  other  walls  are  faced  with  local  common  bricks,  with 
red  terra-cotta  and  moulded  brick  strings,  sills,  and  salt  glazed  dadoes. 
The  roofs  are  of  the  best  Bangor  slates. 

The  four  rows  of  buildings  in  the  centre  of  the  view  are  known  as 
Oldham  Road  No.  i  Block.  Their  front  elevation  is  of  Ruabon  pressed 
bricks,  and  the  roofs  are  slated  with  best  Seconds'  Velinhelli  slates.  It 
is  noteworthy  that  in  no  case  are  the  party  walls  brought  through  the 


PLANS  OF  MANCHESTER  MUNICIPAL  DWELLINGS.  103 

George  Leigh  Street. 

'  Cost  of  Building,  ^65  per  room, 

and  £},z']  per  coUage. 
Rents,  7/9  per  week. 

Sanitary  Street  Tenements.  PLAN    OF  COTTAGES. 

Cost  of  Building,  ^^83  per  room. 


FIRST   FLOOR  PLAN. 

i  I  III 


GROUND  PLAN 

GROUND  PLAN. 


SCALE  OF  FEEX 
A      3       O  10  20  30  «0  SO 
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roof.  The  two  centre  rows  of  dwellings  are  Sanitary  Street  Tenements, 
and  the  back  rows  are  George  Leigh  Street  Cottages.  There  are  shops 
on  the  ground  floor  of  dwellings  facing  the  Oldham  Road. 

The  Chester  Street  Area  consists  of  four  rows  of  tenement  build- 
ings, two  storeys  in  height,  on  a  somewhat  similar  plan  to  those  on  the 
Oldham  Road  Area  No.  i  (Sanitary  Street).  The  yards,  however,  are 
divided  by  the  usual  brick  walls.  ( See  p.  70 ).  Each  of  the  upper  floor 
tenements  in  the  Chester  Street  and  Pott  Street  Areas  are  provided  with 
a  small,  separate,  overhead  yard  or  balcony,  on  which  the  w.c.  is 
placed. 

The  Pott  Street  Area  consists  of  two  rows  of  three-storey  dwellings. 
A  common  staircase  provides  access  to  three  two-roomed  and  three 
three-roomed  dwellings.  The  two-roomed  dwellings  contain  a  living 
room,  one  bedroom,  scullery  with  boiler  and  sink,  well  ventilated  food 
cupboard  against  the  outside  wall,  and  a  separate  w.c.  The  coal  bunker 
of  the  first  and  second  floor  dwellings  is  on  the  balcony  yard.  The 
outside  walls  are  all  14  inches  thick,  and  the  walls  dividing  tenements 
are  9  inches  thick,  while  the  walls  dividing  rooms  in  the  same  tenement 
are  4^  inches  thick.    A  superintendent  resides  on  each  block. 

In  connection  with  an  Improvement  Scheme  at  Miles  Platting,  122 
four-room  cottages  have  been  built.  The  first  60  of  these  cost  ^220 
per  cottage  for  building  and  ^70  for  site,  and  the  area  apportioned  to 
each  is  about  1,000  square  feet  inclusive. 

The  Model  Lodging  House  in  Harrison  Street,  although  a  model 
of  construction  and  management,  has  not  been  a  success,  mainly  owing  to 
its  unsuitable  position.  The  finances  are  steadily  improving,  but  for 
the  year  ending  31st  March,  1902,  the  working  expenses  exceeded  the 
receipts  by  ^387,  and  the  total  deficit  for  the  year  (including  loan 
charges)  was  ;^i,520.  ( Detailed  figures  as  to  the  cost,  etc.,  of  the  various 
dwellings  are  given  in  the  tabular  statements  of  pp.  6g,  71,  afid  77 ). 

In  addition  to  the  erection  of  new  buildings,  the  Colincil  have  paid 
gratuities  of  per  house  to  owners  of  insanitary  back-to-back  houses 
who  have  converted  these  unhealthy  dwellings  into  through  houses,  by 
partly  demolishing  one  house  and  adding  the  remainder  to  an  adjoining 
back-to-back  house. 

In  connection  with  the  foregoing  pages,  Mr.  De  Courcy  Meade,  the 
Manchester  City  Engineer,  has  kindly  given  facilities  for  the  reproduction 
of  most  of  the  illustrations.  Alderman  Walton  Smith,  Chairman  of 
the  Housing  Committee,  has  supplied  useful  reports,  and  Mr.  H. 
South,  of  the  Sanitary  Department,  has  collected  much  useful  information. 

The  New  Suburban  Cottage  Dwellings  Scheme. 

One  of  the  most  interesting  experiments,  however,  of  this  Corporation 
is  not  yet  completed.  In  February,  1901,  the  City  Council,  with  the 
approval  of  the  Local  Government  Board,  purchased  the  Blackley 
Estate  of  238  acres  on  the  city  boundary,  at  a  cost  of  ^^35,643  los.  od* 


THE  BLACKLEY  SCHEME. 


for  the  -purpose  of  providing  houses  for  the  working  classes  under  Part 
III.  of  the  Act  of  1890,  and  also  for  allotments. 

It  is  proposed  to  build  cottages  on  a  part  of  this  land,  in  order  to 
accommodate  persons  of  the  labouring  classes  who  will  be  displaced  by 
the  following  street  improvements,  viz.  : — 

(1)  Widening  of  Rochdale  Road,  under  the  Manchester  Corporation  Act, 

1897.  Seventy-two  houses,  containing  346  persons,  are  to  be  demolished, 
and  80  houses  to  be  erected. 

(2)  New  street  from  Fairfield  Street  to  Chancery  Lane,  Ardwick,  under  the 

L.  &  N.W.  Railway  (Additional  Powers)  Act,  1899.  The  Corporation 
have  undertaken  the  Company's  obligation  to  re-house  219  persons 
displaced  by  the  demolition  of  houses  required  for  the  new  street,  and 
50  houses  are  to  be  erected. 

(3)  Widening  of  Long  Millgate,  under  the  Manchester  Order  (2),  confirnied 

by  the  Local  Government  Board's  Provisional  Orders  Confirmation 
(No.  5)  Act.  Eighteen  houses,  containing  94  persons,  are  to  be 
demolished,  and  20  houses  are  to  be  erected. 

It  is  also  proposed  to  erect  53  additional  houses  as  an  independent 
provision,  apart  from  these  obligations,  thus  making  a  total  of  203 
cottages. 

It  is  instructive  to  note  that  in  all  four  cases  the  Local  Government 
Board  have  approved  of  the  principle  that  dwellings  may  be  erected 
under  Part  III.  of  the  Act  of  1890,  upon  land  in  the  outskirts.  One 
or  other  of  these  four  cases  arises  in  nearly  every  large  town  from  time 
to  time,  and  the  precedents  established  in  connection  with  this  scheme 
may  therefore  be  useful.  The  most  noteworthy  points,  however,  in  con- 
nection with  the  scheme  are  the  particulars  as  to  the  proposed 
development  of  the  estate,  and  the  construction  of  the  various  dwelUngs 
proposed  to  be  erected. 

The  Council's  Housing  Sub-Committee,  after  long  and  friendly 
consultations  with  the  Local  Government  Board  and  the  Citizens' 
Committee  for  the  Improvement  of  Unhealthy  Dwellings,  decided  on 
the  31st  December,  1901,  to  recommend  the  Council  to  approve  of  the 
following  Scheme,  and  to  make  application  to  the  Local  Government 
Board  for  sanction  to  the  borrowing  of  ;^6o,ooo  for  the  purpose  of 
carrying  it  out. 

The  Estate  has  a  frontage  of  423  yards  to  Rochdale  Road,  and  its 
boundary  coincides  on  the  north  with  that  of  the  city  itself.  About 
187  acres  are  allocated  as  sites  for  workmen's  dwellings  and  50  acres 
for  allotments. 

A  street  60  feet  wide,  called  Victoria  Avenue  (which  will  probably 
become  a  tram  route)  is  to  be  constructed,  running  nearly  east  and 
we.st,  and  out  of  this  about  a  dozen  side  streets,  each  45  feet  wide,  will 
run,  nearly  north  and  south.  All  streets  will  be  planted  with  trees. 
The  drainage  is  to  be  in  three  directions,  according  to  the  fall  in  the  land. 

The  houses  are  to  be  of  four  designs.  Most  of  them  are  to  be 
built  in  terraces  not  exceeding  eight  houses,  but  22  semi-detached 
cottages  are  to  be  provided  as  an  experiment. 
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The  following  table  shows  the  accommodation,  dimensions  of  rooms, 
and  estimated  cost  of  the  various  dwellings  : — 


De- 
sign. 

1  Accommodation. 

Average  Dimensions. 

Number  of  Estimated 
Houses  to  1  Cost  per 
be  built.  ;  House. 

1 

Estimated 
i  Total 
Cost. 

A 

Giotind  Floor — 
Parlour 
Living  Room 

Combined  Scullery  and  Bath- 
room 

Pantry,  Coal  Store,  and  w.c. 

First  Floor — 
Bedroom 

Do.             .          .  . 
Do.             .          .  . 

FT.     IN.        FT.  IN. 

10    6  by  lo  o 

14  0  by  I I  3 

10  0  by    4  0 

15  0  by  10  0 
14    0  by    8  0 

11  0  by    8  0 

56 

237 

13.272 

B 

Ground  Floor — 
Living  Room 
Scullery 

Pantry,  Coal  Store,  and  w.c. 

First  Floor — 
Bedroom      -          .  . 
Do.             .          .  . 
Do.             .          .  . 
Bathroom     .          .  . 

16    9  by  15  0 
10    0  by  10  0 

10  0  by  10  9 
15    0  by    8  6 

11  0  by    8  0 
6    6  by    s  6 

55 

246 

i  

i 

! 

13.530 

i 

C(i) 

Ground  Floor — 
Living  Room 
Scullery 

Pantry,  Coal  Store,  and  W.C. 

First  Floor — 
Bedroom 

Do.             .          .  . 
Do.             .          .  . 

Bathroom     -          .  . 

14    0  by  II  6 

10  0  by    6  6 

11  6  by  10  0 
10    3  by    8  6 
10    3  by    8  6 

6    3  I'y    5  3 

38 

242 

C(2) 

Same  as  for  C(i),  but  semi- 
detached 

Same  as  for  C(  i ) 

22 

255 

5,610 

D 

Ground  Floor-~ 
Living  Room 
Kitchen 

Food  Cupboard,  Coal  Store, 
and  w.c. 

First  Floor — 
Bedroom  ... 
Do.  ... 

13  6  by  II  0 

14  3  by  10  6 

12    6  by  13  6 
14    3  by    9  0 

32 

215 

6,880 

Street  works,  sewering,  draining,  etc.,  as  per  original  estimate  -  -  j  14,167 

!ij62:655 


It  silould  be  stated  that  the  estimated  amounts  in  the  above  table 
do  not  include  the  cost  of  forming  and  sewering  the  additional  streets 
comprised  in  the  altered  scheme,  nor  does  it  contain  any  item  for 
contingencies. 


REMARKS  ON  FINANCIAL  RKSULTS. 


The  rents  have  not  yet  been  decided  upon,  but  it  may  be  assumed 
that  they  will  work  at  about  2/6  per  week  in  respect  of  each  ^100  of 
total  capital  outlay,  which  may  be  ascertained  by  adding  from  ^50 
to  jQto  per  house  to  the  above  figures. 

The  following  special  features  are  worthy  of  mention  : — 

(1)  Three  bedrooms  are  to  be  provided  in  171  of  the  houses, 

and  the  other  32  are  to  have  two  bedrooms. 

(2)  Baths  will  be  provided  in  1 7 1  out  of  203  houses,  largely  on 

the  ingenious  plan  carried  out  by  Mr.  Comes  at  Leek ; 

(3)  Those  houses  having  living  rooms  at  the  front  will  be  built 

on  the  north  side  of  the  road,  thus  ensuring  a  southerly 
aspect  for  all  living  rooms,  and  securing  the  maxi- 
mum of  sunshine  for  the  occupiers  ; 

(4)  Large  living  rooms,  with  a  small  scullery  but  no  parlour, 

will  be  provided  in  60  of  the  cottages,  in  order  to  ensure 
that  the  room  most  used  shall  have  the  greatest  supply 
of  air ; 

(5)  Allotment  grounds  will  be  let  as  gardens  to  such  of  the 

tenants  as  may  desire  them ; 

(6)  They  will  not  involve  any  charge  on  the  rates. 

Financial  Results. — From  particulars  derived  from  official  sources 
for  the  past  two  or  three  years,  it  appears  that  the  average  annual  income 
of  the  block  dwellings  costing  ;^94,o75  has  been  ^4,260,  and  the 
working  expenses,  including  rates,  ^2,740,  leaving  a  gross  profit  of 
;^i,520,  which  is  sufficient  to  pay  interest  at  the  rate  of  one  and  two- 
fifths  per  cent,  on  the  capital  outlay.  If  the  rates,  which  amount  to 
;^975  per  annum,  and  are  not  really  extra  expenditure,  be  omitted,  the 
gross  profit  would  be  ^^2,495,  sufficient  to  pay  interest  at  2^  per  cent, 
on  capital,  but  not  to  form  a  sinking  fund.  With  regard  to  the  tenement 
houses  which  cost  ^68,948,  the  average  annual  receipts  were  £^,$^0, 
and  the  working  expenses  ^^2,140,  including  rates,  thus  leaving  a  gross 
profit  of  ;£i,37o,  sufficient  to  pay  2  per  cent.,  or,  if  the  rates  which  are 
;^738  be  omitted,  3  per  cent,  on  the  capital  outlay.  It  will  thus  be 
seen  that  the  Manchester  Corporation  have  not  attempted  to  carry  out 
their  rehousing  schemes  under  Parts  I  and  II  on  a  commercial  basis, 
but  have  decided  to  treat  them  as  part  of  a  great  work  of  sanitary 
amelioration.  The  amounts  for  rates  and  sinking  fund  ought  certainly 
not  to  be  charged  against  the  schemes,  as  they  are  really  so  much 
additional  income  for  the  ratepayers,  and  although  they  appear  on  the 
debit  side  of  the  housing  accounts,  they  are  not  essentially  outgoings. 
In  the  case  of  rates,  little  or  no  income  would  have  been  derived  by 
the  city  from  the  area  if  not  built  upon.  In  the  case  of  the  sinking 
fund,  it  is  merely  a  matter  of  investment  of  an  annual  sum  for  the 
purpose  of  making  a  valuable  present  to  posterity.  Under  these 
circumstances  the  clear  return  of  2^  to  3  per  cent,  on  outlay,  excluding 
these  two  items,  ought  to  be  accepted  as  satisfactory. 


Io8  BIRMINGHAM  MUNICIPAL  DWELLINGS. 

BIRMINGHAM. 

( Fro7n  infonriation  kindly  supplied  by  Mr.  Tate,  Manager  of  tht 

Improvements  Department ). 

Ryder  Street  Cottages.  —  In  connection  with  some  of  its 
clearance  schemes  the  Corporation  could  not  get  builders  to  apply  for 
sites  for  rehousing,  even  at  a  low  ground  rent,  so  the  Improvements 
Committee  had  to  build  103  cottages  in  Ryder  Street  (1892-4)  on  a 
total  area  of  nearly  two  acres,  at  a  cost  of  8,000  for  building  and 
street  works,  and  ;£2  7s.  per  square  yard  for  site.  Each  house  has 
living  room,  kitchen,  two  bedrooms  and  an  attic,  but  the  absence  of  a 
separate  scullery  is  somewhat  of  a  disadvantage,  the  sink  and  copper 
being  in  the  kitchen.  The  rents  vary  from  5/6  to  6/3  per  week.  The 
houses  face  each  other  across  a  tar-paved  space  31  feet  wide,  and  have 
an  enclosed  common  yard  at  the  rear  paved  with  blue  bricks.  The 
tenant  would  rather  have  separate  yards.  There  are  about  515  persons 
in  515  rooms,  and  the  cottages  are  never  vacant.  They  give  a  return 
after  paying  all  working  expenses  and  loan  charges,  equal  to  iid.  per 
square  yard  per  annum  as  ground  rent  for  the  site.  This  rent  is  greater 
than  the  market  value  of  the  land.  The  interest  is  3  per  cent.,  and  the 
period  of  the  loan  mainly  50  years. 

Milk  Street  Cottage  Flats. — Sixty-one  two-storey  cottage  flats 
have  just  been  built  at  a  cost  of  ^10,200,  on  a  site  cleared  under  Part 
I  of  the  Act  of  1890.  They  are  of  red  brick  with  slate  roofs,  and  are 
arranged  in  four  terraces,  consisting  of  24  containing  living  room  13  feet 
by  14  feet,  and  bedroom  12^  feet  by  9  feet ;  28  containing  living  room 
13  feet  4  inches  by  14  feet,  bedroom  14  feet  by  8^  feet,  and  bedroom 
9  feet  by  9  feet. 

.  The  plans  also  provide  on  the  ground  floor  one  tenement,  consisting 
of  a  shop  with  living  room  and  two  bedrooms,  and  another  with  shop, 
living  room  and  one  bedroom  ;  and  on  the  first  floor  two  dwellings 
each  containing  four  rooms.  To  use  the  site  to  the  best  advantage 
there  are  also  five  three-room  dwellings  in  a  separate  group. 

( In  the  accotnpanying  illustration  the  railings  and  palcony  only  shew 
very  faintly,  but  otherwise  the  appearance  of  the  dwellings  is  faithfully 
repr<:sented). 

Access  to  the  first  floor  dwellings  is  obtained  by  means  of  a  balcony 
running  along  the  whole  length  of  the  front  of  the  dwellings,  and 
approached  by  a  common  staircase  at  the  centre  of  each  block.  The 
railings  being  very  high,  close  together,  and  of  a  dark  colour,  give  the 
fronts  a  somewhat  heavy  appearance.  Each  tenement  is  provided  with 
a  w.c,  approaclied  from  a  small  verandah  (open  to  the  air),  at  the  rear 
of  the  dwelling,  and  a  scullery  containing  copper,  coal  bunk  and  sink. 
The  food  cupboards  are  partitioned  off  from  the  living  rooms,  and  are 
ventilated  to  the  outer  air.  Dust  is  provided  for  by  dust-shoots,  in  the  case 
of  the  first  floor  tenements,  near  the  scullery.  The  tenements  are  all  let. 

The  rents  are  about  1/6  per  week  per  living  room,  and  are  sufficient, 
after  meeting  all  working  expenses  and  loan  charges,  to  provide  jjd. 
per  square  yard  per  annum  as  ground  rent  for  the  site,  which  is,  however, 
only  valued  at  £i,oo-]  for  housing  purposes,  although  costing  ;£,6,ooo 
to  clear  and  acquire. 


BIRMINGHAM  MUNICIPAL  DWELLINGS. 


J 


Birmingham — Elevation  and  Plans  of  Cottage  Flats. 

Cost  £(>z  per  room.      Rent  per  week  : — Two  Rooms,  3/- ; 
Three  Rooms,  4/6  to  5/6. 

MILK   STREET  AREA 


FIRST    FLOOR  PLAN. 


GROUND  PLAN. 


{  See  p.  108 ). 


ATTIC  FLOOR  PLAN 


BEDROOM 


1 


FIRST   FLOOR  PLAN 


GROUND  PLAN. 


Plan  of  Ryder  St.  Cottages. 

Cost  ;^i82;;each.    Rent  5/6  to  6/6  each. 


HORNSEY  MUNICIPAL  COTTAGES. 

_  Cost— Class  A,  /249.  Rent— Class  A,  8/6  per  week. 

Clnss  B,  /217.  Class  B.  6/6  per  week. 


Cottages— Nightingale  Lane.    (Note  parly  wall  btdlt  through  the  roof). 


View  of  HoRNSKY  Cottages,  shewing  Trees  and  Slreel. 


SALFORD  MUNICIPAL  DWELLINGS. 


In  August,  1900,  the  Council  bought  17  acres  of  land  at  Bordesley 
Green,  three  miles  from  the  centre  of  the  city,  for  the  purpose  of 
erecting  500  cottages  to  meet  a  deficiency  in  the  cottage  supply  which 
had  been  reported  by  the  Health  Committee,  but  the  scheme  is  at 
present  in  abeyance. 

SALFORD. 

By  a  scheme  under  Part  I  of  the  Act  of  1890,  the  Salford  Town 
Council,  after  displacing  1,200  persons,  were  required  to  provide 
accommodation  for  1,500  persons.  They  have  accordingly  erected  a 
model  lodging  house  for  285  persons  (p.  63),  a  block  of  69  artizans' 
dwellings  in  Queen  Street  for  207  persons,  and  36  four-room  cottages. 
in  King  Street  for  180  persons. 

The  Queen  Street  Tenements  are  in  three  blocks,  each  three 
storeys  high,  abutting  on  the  neighbouring  streets  and  facing  a  large 
open  quadrangle,  50  yards  long  by  20  yards  wide.  Access  is  given  by 
balconies,  approached  by  a  staircase  through  the  centre  of  each  group 
of  dwellings.  Each  dwelUng  consists  of  a  living  room  and  bedroom, 
with  separate  scullery,  w.c,  and  dust-shoot.  There  is  a  wash-house  for 
each  four  dweUings.  The  cost  of  the  dwellings  was  ^10,341  for  site 
(;!^i6,i6o  per  acre),  and  ;z^i  1,761  for  building  (;i^86  per  room).  The 
rent  is  4/6  per  week,  but  if  the  full  clearance  cost  of  the  site  is 
charged,  the  returns  {;£t]6  per  annum)  are  not  sufficient  to  meet  the 
charges  for  loans,  apart  from  other  expenses,  as  the  annual  cost  of  the 
site  is  p^435  per  annum,  and  that  of  the  building  is  ;^553  per  annum. 

The  King  Street  Cottages  are  self-contained  four-room  cottages, 
plainly  built  of  brick,  and  contained  under  one  main  roof.  They  cost 
;^8,i43  for  site  (;;^3S, 000  per  acre),  and  ^^5, 780  for  building  {£^0  per 
room).  The  rents  are  6/-  per  week.  Here,  again,  the  total  loan  charges 
exceed  the  rent,  being  for  site  £j,i!^2  los.,  and  for  building  £$7g,  as 
against  rents  amounting  to  ;^545  14s.  It  may  be  added,  however,  that 
in  both  cases  the  loan  charges  are  unduly  heavy. 

It  may,  however,  be  pointed  out,  as  in  the  case  of  Manchester,  that 
provided  the  clear  net  return  on  the  capital  outlay  upon  building  and 
the  housing  valuation  of  the  land  amounts  to  the  market  rate  of  interest 
after  excluding  the  items  for  rates  and  sinking  fund,  the  results  ought 
to  be  accepted  as  financially  satisfactory.  The  gross  income  of  the 
above  dwellings  being  ;^i,322,  is  sufi&cient  to  pay  working  expenses 
other  than  rates,  and  to  leave  a  gross  profit  of  about  ;^i,ooo,  which  is 
enough  to  pay  interest  at  per  cent,  on  the  cost  of  the  buildings  and 
the  cost  of  the  cleared  area,  but  not  to  provide  a  sinking  fund.  When 
it  is  remembered  that  the  land  cost  from  7s.  10  £-j  3s.  per  square 
yard,  this  is  all  that  could  reasonably  be  expected 

In  1897  the  War  Office  sold  the  site  of  the  Infantry  Barracks,  in 
Regent  Road,  to  the  Council  for  ;!^38,5oo,  and  a  scheme  is  now  being 
carried  out,  with  the  sanction  of  the  Local  Government  Board,  for 
building  32  shops  with  rooms  over  for  160  persons,  in  addition  to  353. 
cottages  of  varying  accommodation,  and  a  large  public  hall  with  a. 
recreation  ground  of  over  an  acre  in  extent. 
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HORNSEY  MUNICIPAL  COTTAGES. 


HORNSEY. 

The  admirable  work  being  done  under  Part  III.  of  the  Act  of 
1890  by  the  Hornsey  Urban  District  Council  is  not  so  well  known  as  it 
deserves  to  be.  Hornsey  is  an  exceptionally  healthy  and  well-managed 
urban  district  in  the  northern  suburbs  of  London,  contrasting  very 
strongly  and  favourably  with  other  suburban  districts  further  eastwards. 
The  average  death-rate,  1 896-1 900,  was  only  about  nine  per  thousand. 
Realising  that  "  prevention  is  better  than  cure,"  the  Council  and  its 
officers  have  endeavoured  to  prevent  the  growth  of  new  slum  areas  by 
themselves  establishing  a  good  supply  of  model  cottages  for  workmen 
rather  than  have  their  district  unduly  disfigured  and  deteriorated  by  the 
objectionable  and  overcrowded  products  of  the  jerry-byilder. 

In  this  work  they  have  been  fortunate  enough  to  secure  the  able  and 
sympathetic  services  of  their  engineer,  Mr.  E.  J.  Lovegrove,  whose 
broad  grasp  of  the  housing  question  as  a  whole,  and  whose  intimate 
practical  acquaintance  with  the  essential  details  of  construction,  contri- 
buted greatly  to  the  success  of  the  various  schemes.    Altogether  three 
successful  schemes  have  been  undertaken ;  and  it  is  interesting  to  note 
that  the  Chairman  of  the  Council,  in  his  official  report  for  1900,  says  : — 
"  The  Council  would,  I  believe,  gladly  extend  their  operations 
in  this  direction  but  for  the  difficulty  in  obtaining  suitable  sites  at 
reasonable  prices.     The   provision  of  sanitary  houses  has  a 
tendency  towards  improvement  in  health  and  morality,  by  the 
prevention  of  overcrowding  and  its  mischievous  effects,  and  is  a 
distinct  step  in  advance  in  the  elevation  of  the  people." 
The  following  particulars  as  to  the  three  schemes  may  be  of  interest : 
Hornsey— Nightingale  Lane  Scheme. — In  plan  and  prin- 
ciples of  construction  this  and  the  other  schemes  are  on  the  Richmond 
lines,  with  several  improvements  in  small  matters,  so  there  is  no  need 
to  go  into  details  in  many  respects. 

The  land,  having  an  area  of  four  acres,  two  roods,  ten  poles,  was  . 
purchased  at  the  rate  of  ;£6oo  per  acre,  and  abuts  upon  the  extension 
of  Nightingale  Lane,  off  which  road  the  Council  laid  out  two  45  feet 
streets,  named  North  View  Road  and  South  View  Road^  There  are  68 
Class  A  cottages,  15  feet  9  inches  frontage,  let  at  8s.  6d.,  containing  sitting 
room,  living  room,  scullery,  and  three  bedrooms ;  and  40  Class  B, 
12  feet  9  inches  frontage,  comprising  sitting  room,  kitchen,  scullery,  and 
two  bedrooms,  let  at  6s.  6d.  The  cottages  have  forecourts  of  from  10 
feet  to  15  feet  depth,  with  gardens  at  the  rear  ranging  from  45  feet  to 
50  feet.  All  the  cottages  are  of  red  brick  with  slate  roofs.  The  whole 
of  the  drainage  is  outside  the  buildings.  The  position  of  the  land  is 
eminently  suitable,  being  opposite  the  Board  School,  and  bounded  on 
the  north  by  the  open  grounds  of  the  Alexandra  Palace.  The  total 
cost  of  the  scheme,  including  the  erection  of  the  cottages,  construction 
of  roads  and  sewers  (1,030  feet  at  ;£2  per  foot),  amounted  to  ;^3i,ooo. 
The  elevation  of  the  cottages  and  the  construction  of  the  road  are  shewn 
in  the  two  accompanying  illustrations.  The  plans  of  Classes  A  and  B 
are  similar  to  those  at  Richmond.    ( See  Chapter  X). 

Highgate — North  Hill  Scheme. — The  land  having  an  area  of 
about  two   acres   was,  after   some  difficulty,  purchased   from  the 
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Ecclesiastical  Commissioners  at  ;^i,ooo  per  acre.  It  abuts  upon  North 
Hill,  and  adjoins  the  Council's  highway  depot  and  allotment  grounds. 
Twelve  cottages  front  upon  North  Hill ;  the  remainder  front  on  a 
new  road  laid  out  along  the  centre  of  the  land.  This  street,  as  at 
Hornsey,  is  45  feet  wide,  and  planted  with  trees.  The  paths  are  kerbed 
and  channelled  and  paved  with  slab  paving,  and  the  carriageway  formed 
with  1 2  inch  hardcore  and  6  inch  flint.  Cost  of  roads  and  sewers,  ^1,070. 

The  plans  approved  by  the  Council,  and  sanctioned  by  the  Local 
Government  Board,  provided  for  the  erection  of  48  cottages,  the  rentals 
of  which  are: — 12  Class  A,  16  feet  6  inches  frontage,  9/-;  24  Class  B, 
13  feet  frontage,  7/6  j  12  double  tenements,  17  feet  6  inches  frontage, 
at  6/-  each  tenement. 

Classes  A  and  B  are  similar  in  accommodation  to  the  Hornsey 
cottages.  The  double  tenement,  which  is  on  the  Richmond  lines, 
provides  for  a  dwelling  on  the  ground  and  also  the  first  floor,  each 
tenement  having  a  living  room,  bedroom,  scullery,  w.c,  and  inde- 
pendent entrances  from  the  front  and  back  of  the  cottage.  The  cottages 
have  forecourts  15  feet  in  depth,  and  gardens  ranging  from  40  feet  to 
60  feet  in  length.  The  levels  of  the  land  were  so  awkward  as  to  in- 
volve additional  expenditure  on  foundations.  This,  added  to  the  price 
of  the  land  and  the  additional  cost  of  building  materials  and  labour, 
brought  the  total  inclusive  cost  to  ;^i6,8oo,  so  that  in  working  out  the 
scheme  the  margin  left  for  empties  and  repairs  is  less  than  in  the  case  of 
Hornsey,  amounting  to  about  8  per  cent,  of  the  rental  value.  The 
results  of  the  letting  of  both  the  Hornsey  and  Highgate  cottages  have 
more  than  justified  the  Council's  action  in  regard  to  this  question,  the 
occupants  having  independent  cottages,  with  good  gardens,  at  practi- 
cally the  same,  and  in  many  cases  less,  rent  than  they  were  previously 
paying  for  two  or  three  rooms  in  a  larger  house  where  several  families 
were  in  occupation. 

How  the  Schemes  have  worked. — With  regard  to  the  working 
out  of  the  completed  schemes,  the  cottages  were  advertised  for  letting  in 
blocks  as  completed,  and  the  applications  were  in  the  proportion  of  about 
12  to  each  vacant  cottage.  The  lettings  were  confined  to  (i)  persons 
working  and  resident  in  the  district ;  (2)  persons  working  in  the  district 
although  resident  out  of  the  district.  There  are  now  over  100  persons 
waiting  for  the  first  vacancy.  The  general  scheme  of  management  is 
on  the  Richmond  lines,  as  to  which  full  details  are  given  in  the  next 
chapter.  It  may  be  added  that  an  extension  of  the  period  of  the 
building  loan  from  40  to  60  years,  as  recommended  by  the  Municipal 
Loans  Committee  of  the  House  of  Commons,  would  enable  the  rents 
to  be  reduced  to  the  extent  of  gd.  per  cottage  per  week. 

The  following  particulars  from  the  official  returns  give  the  results  of 
three  year's  working  in  the  case  of  the  Hornsey  scheme,  and  one  year's 
working  in  the  case  of  the  Highgate  scheme.  The  average  annual  receipts 
were  ^?^2()/^.  The  working  expenses,  including  ;^732  for  rates  and 
taxes,  viere  J^iyO^T,  and  the  gross  profits  £,2,21'],  which  was  sufficient — 

(1)  To  pay  interest  at  the  rate  of  3  percent,  on  the  entire  capital  outlay; 

(2)  To  provide  a  sinking  fund  of  ;^687  per  annum  ;  and 

(3)  To  leave  a  net  profit  of  over  £100  per  annum. 
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HORNSEY  COTTAGES — NEW  SCHEME. 


The  New  Scheme. — In  the  new  scheme  four  classes  are  to  be 
catered  for.  Class  A,  of  which  it  is  proposed  to  erect  26  houses,  will 
contain  a  sitting  room,  a  living  room,  scullery,  and  four  bedrooms,  and 
with  a  bath,  will  be  let  at  1 1/3  per  week.  The  idea  here  is  to  attract 
the  workman,  who  has,  say,  a  son  and  daughter  able  to  augment  the 
weekly  income.  This  is  a  class  that  is  very  often  overlooked  in 
municipal  housing  schemes,  and  the  District  Council  has  a  well-founded 
reason  for  catering  for  it.  It  is  that  sons  and  daughters  who  are  com- 
pelled through  absence  of  accommodation  to  "rough.it"  away  from 
home  are  apt  contract  early,  and  very  often  improvident  marriages, 
whose  results  are  not  in  the  aggregate  beneficial,  either  to  the  physique 
or  the  prosperity  of  the  nation.  Class  B,  of  which  there  will  be  40, 
will  be  the  same  as  Class  A  with  a  bedroom  less,  and  will  let  at  9/6  per 
week.  Descending  in  the  scale  we  come  to  Class  C  (38  dwellings), 
which  will  have  the  same  accommodation  as  Class  A,  but  with  two 
bedrooms.  They  will  be  let  at  8/-  per  week.  The  final  Class,  D,  of 
which  there  will  be  36  houses,  will  be  let  at  6/6  per  week,  and  will  con- 
tain living  room,  small  scullery,  bath  room,  and  two  bedrooms.  So 
that  altogether  there  will  be  140  houses,  at  rents  ranging  from  6/6  to 
11/3  per  week.  These  rents  will,  however,  be  considerably  reduced  if 
the  loan  is  obtained  for  60  years  at  3  per  cent.,  instead  of  40  years  at 
3+  per  cent.  It  is  not  possible  to  secure  a  house  in  Hornsey  at  a  rental 
of  less  than  13/- weekly.  The  total  approximate  cost  of  the  scheme 
will  be  about  ^^45,000.  If  interest  be  paid  at  the  rate  of  3^  per  cent., 
the  rents  will  leave  a  margin  for  empties  and  repairs  of  10  per  cent,  of 
the  annual  rental,  an  amount  which  in  other  schemes  has  been  found 
sufficient.  The  losses  from  empties  and  bad  debts  only  amounted 
to  for  the  two  completed  schemes  for  two  years,  on  an  income 
of  ^3.302. 

Baths  will  be  included  in  the  fittings  of  new  dwellings.  This  result 
has  been  secured  by  adopting  Comes'  patent  fitting,  comprising  a  com- 
bined kitchen  range  and  copper  with  bath.  The  fitting  is  placed  so  as 
to  back  on  to  the  scullery,  access  being  obtained  to  the  copper  from  the 
scullery.  In  adopting  this  fitting  a  deduction  can  be  made  for  the 
range,  and  also  the  copper,  with  its  independent  flue,  which  would 
otherwise  have  to  be  provided,  and  in  the  result  the  combined  fitting 
will  be  fixed  complete  at  an  expenditure  involving  an  increase  in  the 
rentals  not  exceeding  3d.  per  week  per  cotttage.  The  additional 
capital  outlay  on  this  combined  fitting  is  about  jQio. 

The  rentals  given  above  include  this  extra  for  the  bath.  The  bath, 
when  in  disuse,  can  be  covered  with  a  top  board,  and  is  in  such  a 
position  as  will  be  found  very  convenient  for  use  in  connection  with 
the  copper  for  washing  clothes.  The  system  has  been  adopted  with 
much  success  in  connection  with  a  private  cottage  building  scheme  by 
Mr.  Comes,  of  Leek,  and  fuller  particulars,  with  illustrations,  are  given 
in  a  subsequent  chapter. 

The  plans  of  the  new  Class  A  houses  are  similar  to  Richmond 
Class  A,  but  the  rooms  are  larger.  The  new  Class  C  are  similar  to 
Richmond  Class  B  (see  Chapter  X).  The  plans  of  Classes  B  and  D 
arc  shewn  on  page  112. 


CHAPTER  X. 


THE  RICHMOND  HOUSING  EXPERIMENT 
AND  ITS  LESSONS. 

In  Manor  Grove,  halfway  between  Richmond  and  Mortlake,  on  the 
site  of  an  old  market  garden  just  over  six  acres  in  extent,  is  a  street  of 
132  two-storey  cottages,  which  attract  considerable  attention  from  many 
who  travel  by  the  adjoining  South  Western  Railway  line  from  the 
Thames  Valley  to  Waterloo.  These  cottages  are  the  Municipal  Work- 
men's Dwellings,  erected  by  the  Richmond  Town  Council  under  the 
provisions  of  Part  III  of  the  Housing  of  the  Working  Classes  Act, 
1890.  As  the  general  conditions  of  housing  in  Richmond  are  similar  to 
those  of  many  other  villa  districts,  watering  places,  suburbs,  and  small 
towns,  and  as  the  practical  experience  of  the  Council  in  dealing  with 
the  question  cannot  fail  to  teach  something  to  housing  reformers 
everywhere,  it  may  be  both  interesting  and  useful  to  have  some  short 
account  of  housing  work  at  Richmond,  both  on  general  lines  and 
m  respect  to  the  cottages  which  have  been  built  under  Part  III  of 
the  Act. 

House  to  House  Inspection.— The  first  well-defined  efforts  of  the 
Council  to  improve  the  housing  conditions  of  the  working  classes,  were 
directed  towards  ascertaining  by  means  of  a  house  to  house  inspection 
of  the  district,  what  sanitary  defects  required  to  be  remedied.  For  this 
purpose  special  sanitary  inspectors  were  temporarily  engaged,  and  the 
results  of  their  inquiries  were  entered  on  special  forms,  which  were  filed 
in  the  office  for  future  action  or  reference. 

Enforcement  of  Sanitary  Improvements.— The  next  step 
was  the  service  of  notices  and  summonses  upon  landlords  whose 
property  was  unsanitary.    Unfortunately,  on  account  of  the  increase 
of  rent  which,  in  most  cases,  followed  on  an  outlay  for  sanitar)'  or 
structural  repairs,  the  tenants,  instead  of  assisting  the  sanitary  authorities, 
were  often  only  too  anxious  that  the  sanitary  inspector  should  not 
"interfere."    At  the  same  time,  when  a  too  zealous  inspector  found  it 
necessary  to  serve  notices,  in  one  form  or  another,  on  a  bakers'  dozen 
of  the  members  of  the  Town  Council,  including  some  of  the  most 
prominent  members,  he  quickly  discovered  that  the  majority  of  his 
employers  did  not  appreciate  his  zeal,  and  in  a  short  time  means  were 
found  to  relieve  him  of  his  duties,  upon  grounds  that  would  not  have 
been  deemed  sufficient  for  his  practical  dismissal  had  he  shown  less 
zeal  or  more  discrimination.    Thus  the  first  attempt  to  secure  healthy 
houses  for  the  people,  by  proceedings  under  the  Public  Health  Acts, 
injured  the  pockets  of  the  tenants  as  well  as  of  the  landlords  ;  attacked 
the  vested  interests  of  members  of  the  sanitary  authority  itself:  and 
«frectua.lly  intimidated  the  sanitary   inspector,  who   took  his  work 
too  seriously. 


A  COMPARISON  (Richmond,  Surrey). 
Old  Cottages— Red  Lion  Street  Area. 
Rents  higher  than  those  of  Municipal  Cottages  shewn  below. 


Municipal  Cottages  in  Manor  Grove. 
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Class  A  Cottage.    (See  p.  120).  Class  B  Cottage.    (See  p.  121). 

Cost  of  Building,  Kent,  7/9  per  week.      Cost  of  Building,  ^220.  Rent,  6/3  per  week. 


RICHMOND   MUNICIPAL  COTTAGE  FLATS. 

( Sec  pp.  72  and  120. ) 


Back  View,  shewing  Separate  Entrances  to  each  Flat. 
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Closing  and  Demolition  of  Unhealthy  Dwellings,  under 
Part  II  —Concurrently,  however,  with  the  action  referred  to,  efforts 
were  made  to  get  rid  of  slums  and  unhealthy  dwellings,  under  Section 
^2  of  Part  II  of  the  Act  of  1890,  by  condemning  houses  unfit  for 
human  habitation.  The  Medical  Officer  of  Health  made  a  small 
beginning  by  obtaining  Closing  Orders  for  several  dweUings,  but  the 
owners  simply  patched  up  the  houses  so  as  to  make  them  barely 
habitable  and  then  re-let  the  cottages  to  other  tenants.  In  the  mean- 
time the  dispossessed  tenants  could  not  find  accommodation  elsewhere 
without  overcrowding,  and  in  one  of  these  cases  a  man  with  his  wife 
and  six  children  were  found  occupying  one  room  m  a  house  almost 
as  bad  as  that  which  they  had  left. 

A  row  of  cottages  in  another  part  of  the  town  had  to  be  de- 
mohshed  under  Section  33  of  the  Act  of  1890,  but  so  hard  was  the 
case  of  the  dispossessed  tenants  that  one  man  refused  to  go  out  of  the 
house  and  defied  the  authorities  by  staying  in  until  all  the  adjoining 
cottages  were  a  heap  of  bricks  and  rubbish,  and  his  own  roof  shaking 
dangerously  over  his  head. 

Why  Action  was  taken  under  Part  III— After  long  and 
wearisome  discussion  and  work,  the  Health  Committee,  stimulated  by 
pressure  and  criticism,  came  to  the  conclusion  that  demolition  alone 
intensified  the  evil,  and  must,  therefore,  except  in  extreme  cases,  be 
subject  and  subsequent  to  the  making  of  provision  for  increasing  the 
number  of  existing  dweUings.  Some  members  of  the  committee  had 
urged  this  from  the  very  first,  but  only  hard  practical  experience  could 
demonstrate  its  necessitv  with  sufficient  force  to  ensure  action  being 
taken  by  the  majority.  It  was  at  once  apparent  that  private  enterprise 
could  not  be  relied  upon  to  make  good  the  deficiency,  and  it  was 
notorious  that  most  of  the  new  cottages  provided,  being  let  at  rents  of 
from  9/-  to  12/- per  week,  and  being  built,  moreover,  m  an  unsatisfactory 
manner  and  of  an  unsuitable  type,  would  tend  to  promote  and  foster 
overcrowding,  with  such  a  rapid  consequential  deterioration  of  property 
as  to  gradually  create  new  jerry  built  slums,  nearly  as  dangerous  to 
health  as  the  old  ones.  On  the  other  hand,  it  was  readily  recognised 
by  the  advocates  of  municipal  enterprise,  that  the  Town  Council  could 
only  make  a  small  beginning  in  the  way  of  providing  new  houses,  with 
a  view  partly  to  "  loosen  the  cottage  market,"  partly  to  gam  practical 
experience  for  future  developments,  and  partly  to  set  up  a  standard  for 
both  tenants  and  landlords,  of  what  might  reasonably  be  expected  in 
the  shape  of  a  decent  home  for  a  workman  and  his  family. 

THE  FIRST  RICHMOND  SCHEME. 

A  scheme  was  accordingly  proposed  and  adopted  in  1892  for 
building  cottages  under  the  powers  conferred  by  Part  III  of  the 
Housing  of  the  Working  Classes  Act,  1890,  which  had  previously 
been  adopted  by  resolution  of  the  Council  as  required  by  Sections  54  and 
56.  The  Council  possessed  a  piece  of  land  originally  bought  and 
intended  to  be  used  for  the  purpose  of  erecting  a  dust  destructor, 
and  it  was  proposed  to  appropriate  this  under  Section  59  as  a  site  for 
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workmen's  dwellings,  so  there  was  no  need  to  exercise  the  compulsory 
powers  of  land  purchase  under  the  Public  Health  Acts.  The  Local 
Government  Board,  after  some  delay,  negotiation  and  pressure, 
authorised  a  loan  in  respect  of  the  land  for  a  period  of  fifty  years,  and 
in  respect  of  the  buildings  and  other  works  for  forty  years. 

Site,  Road,  and  Sewers.— The  land,  which  adjoins  the  level 
crossing  of  the  L.  and  S.W.  Railway,  in  Manor  Road,  contained  6  acres, 
o  roods,  26  perches,  and  cost  about  £,ioo  per  acre.  It  is  1,072  feet 
in  length,  and  its  width  varies  from  210  to  290  feet.  In  the  first 
instance,  only  2|  acres  were  dealt  with,  and  it  may  be  mentioned  as 
one  of  the  difficulties  of  local  authorities  in  connection  with  acquiring 
and  retaining  cheap  sites  for  workmen's  dwellings,  that  the  Town 
Council  to  comply  with  the  requirements  of  the  Local  Government 
Board,  had  to  formally  appropriate  the  remaining  2,\  acres  as  a  depot 
for  road  materials,  in  order  to  avoid  a  compulsory  re-sale  of  it. 

A  new  road  40  feet  wide  and  461  feet  long  was  made  up  the  centre 
of  this  street,  with  8  feet  tar-paved  footways  on  either  side,  12  inches  by 
4  inches  York  kerb,  and  12  inches  by  6  inches  granite  channels  and  flint 
carriage  way.  The  sewer  was  constructed  of  Hassell's  patent  double 
lined  safety-jointed  pipes,  which  were  tested  under  water  when  laid. 
The  surface  sewer  was  laid  with  Doulton's  9-inch  stoneware  pipes. 
The  cost  of  constructing  the  road  and  sewers,  carried  out  by  the 
Council's  own  workmen,  was  ^^769,  equal  to  about  per  lineal 
yard.  Sixty-two  building  plots  were  arranged  on  either  side  in  groups 
of  six  and  eight,  with  passages  in  between. 

Details  as  to  Buildings.- — Plans  and  estimates  for  the  buildings 
were  prepared  and  approved,  but  when  the  tenders  were  received,  it 
was  found  that  owing  to  the  expense  of  back  additions,  and  the 
introduction  of  costly  but  unnecessary  fads  and  patent  materials  in 
the  construction,  the  cost  of  building  was  far  above  the  estimates. 
The  back  addition  was  considered  necessary  in  order  to  provide  a 
third  bedroom  in,  at  least,  some  of  the  cottages.  It  was  originally 
intended  to  obtain  this  room  at  a  small  cost  by  constructing  an  attic 
floor  in  the  roof,  but  the  model  bye-laws  of  the  Local  Government 
Board  prohibited  doing  this  on  a  9  inch  wall,  although  such  a  floor 
would,  if  anything,  tend  to  strengthen  the  walls  rather  than  place 
additional  strain  on  them.  Revised  plans  and  specifications  were 
accordingly  prepared  on  the  "  square "  plan  so  as  to  avoid  back 
additions  as  much  as  possible  and  get  all  the  rooms  under  one  roof, 
while  reducing  the  proportion  of  brickwork  to  accommodation  as  low  as 
possible.  Good  materials  such  as  could  be  bought  in  the  open  market 
were  insisted  upon,  but  not  the  products  of  specified  firms,  and  after 
\  few  modifications  in  the  number  of  cottages  in  the  respective 
classes,  tenders  were  received  justifying  the  original  estimates.  The 
ipecifications  not  only  provided  for  the  use  of  good  sound  materials, 
but  in  order  to  secure  good  workmanship,  required  the  Contractor  to 
pay  the  recognised  trade  union  rate  of  wages.  For  a  similar  reason  the 
lowest  tender  was  not  accepted,  but  the  contract  given  to  a  firm  with  a 
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good  reputation  for  first-class  work.  The  various  works  were  com- 
menced m  1894  and  completed  in  1895,  under  the  superintendence  of 
the  Borough  Surveyor.  The  whole  of  the  site  of  the  cottages  was 
covered  with  nine  inches  of  concrete;  the  walls  had  a  proper  damp 
course  with  air  bricks  ;  the  front  walls  were  set  back  10  feet  from  the 
roadway  so  as  to  give  a  front  garden  ;  the  boundary  fences  and  gates 
were  made  of  oak  sawn  paled  park  fencing  ;  and  the  drainage  was  laid 
throughout  with  tested  stoneware  pipes,  and  necessary  disconnecting 
and  inspection  manholes  at  each  angle  of  deviation.  The  cottages  as 
then  erected,  were  of  three  classes.  {The  sculleries  are  not  counted  in 
vie  number  of  rooms). 

Class  A.— 22  six-roomed  cottages,  in  one  block  of  four  and 
three  blocks  of  six  each. 

Class  B.— 28  four-roomed  cottages,  in  two  blocks  of  eight  and 
two  of  six  each. 

Class  C— 6  double  tenements  or  cottage  flats,  two  and  three- 
roomed  dwellings  respectively,  in  two  blocks  of 
three  each. 

There  were  thus,  in  the  first  instance,  62  tenements,  containing  274 
rooms  and  62  sculleries  ;  each  house,  including  the  flats,  having  separate 
front  and  back  garden ;  paved  yard,  with  chopping  block ;  coal  store, 
larder,  and  w.c. ;  a  cooking  stove  in  the  kitchen  j  a  75  gallon  galvanised 
iron  cistern ;  a  9  gallon  copper  in  the  scullery ;  a  separate  supply  of 
water  -  and  gas,  where  required,  on  the  "penny  in  the  slot"  system. 
The  water  closets  are  Doulton's  combination  pedestal  closets,  with 
2  gallon  water  flushing  cistern  and  waste  preventor.  The  fittings  to 
each  class  comprise  window  blind  rollers ;  hat  and  coat  rail ;  wardrobe 
hooks ;  cupboards  and  picture  hooks  in  sitting  rooms  and  bed  rooms  j 
dressers,  fitted  with  hooks,  in  kitchens;  towel  roller  and  shelving  in 
scullery ;  meat  hooks  in  larders ;  and  circular  galvanised  iron  dustbins 
in  yards.  All  the  buildings  are  of  white  brick,  with  red  facings.  They 
have  a  red  tiled  roof,  which  is  warmer  in  winter,  cooler  in  summer,  and 
more  pleasing  in  appearance  than  a  slate  roof. 

Class  A  cottages  have  a  small  recessed  porch  and  glazed  door, 
opening  into  a  passage  5  feet  6  inches  wide,  from  which  the  stairs  rise  to 
four  bedrooms  above,  two  of  them  being  small  rooms  for  children  or  one 
adult.  On  the  ground  floor  is  a  sitting  room  with  bay  window,  kitchen, 
scullery,  and  the  other  accommodation  previously  mentioned.  The 
cost  of  building  was  ^254  per  cottage,  or  ^42  los.  per  room  Cnot 
counting  the  scullery),  being  5^d.  per  foot  cube.  The  gardens  each 
contain  about  5  perches.   The  rent  is  7/6  per  week,  or  i /3  per  room. 

Class  B  cottages  have  direct  front  access  by  a  glazed  door  into 
the  sitting  room,  leading  to  the  kitchen  and  scullery,  and  there  are  two 
bedrooms.  The  cost  of  building  was  ^190  per  cottage,  or  ;^47  los. 
per  room,  excluding  scullery,  being  sfd.  per  foot  cube.  The  gardens 
each  contain  about  4  perches.  The  rent  is  6/-  per  week,  or  1/6 
per  room. 
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Workmen's  Dwellings. 

The  accompanying  drawing,  from  a  photograph,  shews  the  front  of  some  of  the 
Richmond  Cottages  of  all  three  classes  in  the  new  road  called  Manor  Grove.  The 
house  on  the  right  is  a  double  cottage  (Class  C),  with  separate  entrances  to  each  flat, 
and  let  at  4/6  per  week  ground  floor;  5/6  first  floor.  Next  to  this  and  separated  from 
it  by  a  5ft.  passage  is  a  block  of  six  cottages  (Class  B),  let  at  6/-  per  week.  The  third 
block  towards  the  left  consists  of  six  houses  (Class  A)  let  at  7/6  per  week. 

Class  C  tenements  or  cottage  flats  contain  on  the  ground 
floor,  living  room  bedroom,  and  scullery,  let  at  4/6  per  week ;  and  on 
the  upper  floor,  living  room,  two  bedrooms,  scullery,  and  landing,  let 
at  5/6  per  week.  The  objections  to  flats  generally  are  the  common 
entrance,  common  staircase,  and  common  back  yard,  or  no  back  yard 
at  all.  This  has  been  avoided  at  Richmond.  Each  flat  has  its  own 
separate  access  (back  and  front),  yard  and  garden,  while  there  is  a 
fireproof  and  sound  proof  floor  of  coke  breeze  concrete  carried  on  iron 
joists  between  the  upper  and  lower  flats.    (See  p.  72). 

Successful  Working  of  the  Scheme.— Upon  completion, 
advertisements  were  issued  inviting  appUcations  for  the  cottages,  to  be 
made  on  the  forms  hereinafter  contained.    There  were  many  more 
applications  than  could  be  met,  so  the  cottages  were  ballotted  for,  and 
let  to  the  successful  applicants  without  any  suspicion  of  selection  or 
favouritism.    The  only  persons  disqualified  were  those  who  neither 
worked  nor  lived  in  Richmond,  as  it  was  considered  that  it  was 
not  the  duty  of  the  Council  to  find  accommodation  for  the  inhabitants 
of  other  towns      The  scheme  was  self-supporting  from  the  outset, 
except  that  duririg  the  period  of  building  operations,  there  naturally 
arose  a  deficit  of  about  ^600  in  respect  of  capital  and  interest  charges, 
but  this  has  been  put  to  a  suspense  account  and  has  been  steadily  reduced 
by  the  profit  on  each  year  of  working,  so  that  without  further  steps 
being  taken,  it  will  shortly  be  automatically  extinguished,    The  tenants 
are  delighted  with  their  houses. 
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Rent  7/9  per  wk. 


GROUND  PLAN.  ,-t„™ 
/7„,7  ,     ,  ,  FIRST  FLOOR  PLAN, 

J£o?t^eTu1//^^^^^^^^^^^      "    '^'^''^^  ^^^^^^  "'^y  -"'^        ^  ^^-fferent  arrange- 

The  actual  capital  outlay  on  the  first  scheme  was,  in  round  figures : 
Land    ...  ... 

Roads  and  Sewers  ...  '"" 

Legal  Charges,  Plans,  etc.  ...  200 

Building,  including  Clerk  of  Works  ...  12^850 


The  estimated  and  actual  figures  of  Income  and  Expenses  were  • 

INCOME. 


By  Rents  receiveable — 

10  houses  @  8/-  per  week 

28       „       6/-  „ 
6       ..  5/6 


6       „    •  4/6 
Garden  Allotment,  i/- 
Less  Empties  and  Arrears 

Total  Income 


ESTIMATED. 

£   s.  d. 

-1,037    8  o 

280 


ACTUAL. 
(Average  for  Five 
Years.) 

£     s.  d. 


1,037   8  0 
080 


•••;^i,o35    o    o  £1,037    0  0 
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CLASS  B  COTTAGES.     (1st  Scheme). 
Cost  of  Building  (1894)  i,'iQO  ;  Rent  6/-  per  wk.    (1899)  /240  ;  Rent  6/3  per  wk. 

iyijnrniiiii 


GROUND  PLAN. 


FIRST  FLOOR  PLAN. 


[In  the  second  sckefue  a  porch  has  been  added  to  the  front  door). 


EXPENSES. 


Interest  on  Loan  ... 
Repairs  (12  per  cent,  gross  rental) 
Management  and  Sundry  Expenses 
Rates,  Taxes,  and  Insurance 
Profit — 

(rt)  To  Sinking  Fund 

\b)  Net  Profit   


estimated. 


£ 
456 

120 

39 
210 


s.  d. 

o  o 

o  o 

o  o 

o  o 


ACTUAL. 
(Average  for  Five 
Years.) 

£  s.  d. 

484  0  0 

102  0  0 

33  0  0 

203  0  0 


..  185 

0    0  194 

0 

0 

••  25 

00  21 

0 

0 

0  O;^I,037 

0 

0 

The  net  increase  of  £2,'^  on  interest  charges  was  due  to  the  cost  of 
the  whole  site  being  charged  against  the  first  half  of  the  scheme. 

Repairs  proper  only  cost  about  ;^2o  per  annum.  Over  ;^i5o  has 
been  spent  in  permanent  improvements,  and  the  rest  of  the  money  was 
spent  on  painting,  papering,  and  distempering  throughout.  The 
chairman  of  the  Finance  Committee  of  the  Council  has  more  than 
once  stated  that  : 

"These  cottages  never  had  and  never  would  cost  the  ratepayers  a  single 
halfpenny,  but  on  the  contrary,  were  gradually  being  purchased  for  the 
ratepayers  by  the  tenants,  so  as  to  be  the  property  of  the  town,  free  of 
all  incumbrance,  at  the  expiration  of  40  years." 

FI 
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CLASS  D  COTTAGES.       Cost  ^245  ;  Rent  7/3  per  week. 


THE  SECOND  RICHMOND  SCHEME 

Encouraged  by  the  success  of  this  part  of  the  scheme  the  Town 

poTon  o&e"  'rt      '.f '  ^°  ^^"^Ses  on  theVen  JnIg 

portion  of  the  site.  These  cottages  were  erected  in  the  year  iSqo-iqoo 
and  are  managed  on  the  same  Unes  as  the  others  ^  ^  ' 

Each  Class  D  cottage  has  a  frontage  of  15  feet  g  inches  with  a 
small  recessed  porch  and  glazed  door  opening  ifito  a  passage  of  5  feet 
6  mches  wide,  the  arrangement  being  similar  to  Clis  A  On  the 
f2Tethv°n'f.''^^  sitting-room,  11  feet  by  9  feet  ^  inches;  kitchen, 
12  feet  by  9  feet;  scullery,  8  feet  11  inches  by  5  feet  7 A  inches  •  and 
larder,  coal-store,  and  w.c.  at  the  rear.  ' 

On  the  first  floor  are  three  bedrooms  of  the  following  dimensions  • 

5  feet  9  bch       '  "  ^^^^       ^  ^^^^  '°  ^""^  ^         '  "'^^ 

In  order,  moreover,  to  meet  the  needs  of  the  inhabitants  of  the 
cottages,  a  general  shop  has  been  added  to  one  of  the  Class  A 
cottages,  and  let  so  as  to  produce  about  ^^20  per  year  net  profit,  in  aid 
Of  the  general  income.    The  shop  cost  73 


THE  SECOND  GROUP  OF  COTTAGES. 


123 


Details  as  to  cost  of  building,  etc.,  are  given  below. 

The  cost  of  constructing  the  additional  road  and  sewers  was 
;^io22  15s.  lod.,  equal  to  £s  4s.  nd-  per  lineal  yard. 

The  following  are  the  quantities  of  the  chief  materials  used  in 
construction  : — 


Bricks 

Tiles  (75  to  the  square) 
Flooring  (deal) 
Fir,  sawn  in  (Roof 

Joists,  etc) 
Plaster  on  brick 
Lath  and  Plaster 


Each  Class  A 
House. 

18,700 
5  4- 5th  squares 
6)4  squares 

144  cub.  ft. 
196  s.  yc's. 
84  s.  yds. 


Each  Class  B 
House. 

16,800 
4  2-Sth  squares 
4^  squares 

72  cub.  ft. 
158  s.  yds. 
56  s.  yds. 


Total  for 
Each  Class  D  70  houses  with 
376  rooms.  , 

1,276,800 


House 

18,100 
534;  squares 
5  squares 


114  cub.  ft. 
158  s.  yds. 
72  s.  yds. 


380  squares 
402  squares 

8,643  c.  ft. 
12,587  s.  yds. 
5,316  s.  yds. 


The  whole  of  the  work  was  executed  under  the  supervision  of  Mr. 
T.  H.  Brierley,  the  Borough  Surveyor,  who  spared  no  pains  to  secure 
that  the  work  should  be  well  carried  out. 

Owing  to  the  increase  in  the  price  of  bricks  and  other  materials,  the 
cost  of  building  was  about  lo  per  cent,  higher  than  in  1894 ;  and  there 
were  certain  extra  expenses  for  drainage,  foundations,  and  porches. 
This  necessitated  the  addition  of  another  3d.  per  week  to  the  rents  of 
each  of  the  new  cottages,  so  that  they  are  let  as  follows  :— Class  A, 
7s.  9d.  per  week,  or  is.  3^d.  per  room;  Class  B,  6s.  3d.  per  week,  or 
IS.  o-^d.  per  room  ;  and  Class  D,  7s.  3d.  per  week,  or  is.  3d.  per  room. 

The  Capital  Outlay  on  the  second  scheme  may  be  apportioned 
in  round  figures  as  follows  : — 


Land 

Road  and  Sewers 

Legal  and  Sundries 

Building  Shop 

„  39  Class  A  Cottages 
„  14  Class  B  Cottages 
„       16  Class  D  Cottages 


2,350 
1,123 
241 

373 
10,736 

3,355 

3,884 
 18,348 


;£22,o62 


There  has  been  a  small  recoupment,  due  to  the  sale  or  exchange  of 
some  of  the  property,  for  an  annual  contribution  of  ^21  i6s.  gd., 
from  the  Highways  Department ;  but  this  annual  payment,  representmg 
a  capital  sum  of  ^500,  is  less  than  the  commercial  value  of  the  land 
relinquished,  as  may  be  judged  from  the  fact  that  it  has  been  used  for 
widening  the  London  and  South  Western  Railway,  by  one  set  of  rails, 
for  a  distance  of  one-fifth  of  a  mile.  Hence  the  Highways  Department 
has  been  benefited  at  the  rate  of  not  less  than  another  £21  i6s.  9d. 
per  annum  from  the  funds  of  the  Workmen's  Dwellings. 
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ANALYSIS  OF  THE  COST   OF  BUILDING  COTTAGES. 

mJheu^efT^!  -f""'^'''  °^  '^"'•^'"g       l^^t  70  cottages 

Tantities  nf  h  K  '•^P^esents  up-to-date  figures  taken  from  the  priced 
quantities  of  the  scheme  as  given  by  the  actual  contractor  — 


Excavator  and  Concretor 
Bricklayer 

Tiler   

Mason  ... 

Carpenter 

Joiner  ... 

Ironmonger 

Plumber 

Plasterer 

Founder  and  Smith    . . . 

Glazier  ... 

Painter... 

Fencing 

Drains  ... 

Paving  ... 

Sundries 


Cost 
of  Class  A 
Cottage. 

Cost 
of  Class  D 
Cottage. 

Cost 
of  Class  B 
Cottage. 

Approximate 
Average  Per- 
cent, of  Cost. 

r 

c 
0. 

U. 

;6 

s. 

a. 

£ 

s. 

d. 

/o 

20 

0 

0 

17 

10 

0 

17 

0 

0 

8- A 

92 

10 

0 

86 

0 

0 

82 

0 

0 

34'o 

10 

15 

0 

8 

5 

0 

8 

10 

0 

3'6 

4 

10 

0 

3 

0 

0 

3 

0 

0 

I '3 

18 

0 

15 

5 

0 

10 

10 

0 

5-9 

46 

0 

0 

40 

0 

0 

38 

0 

0 

163 

4 

15 

0 

4 

5 

0 

4 

5 

0 

17 

TO 

15 

0 

1 1 

0 

0 

10 

5 

0 

4-2 

20 

0 

0 

^9 

0 

0 

15 

0 

0 

7'o 

8 

15 

0 

7 

10 

0 

7 

0 

0 

3'o 

I 

15 

0 

I 

15 

0 

I 

10 

0 

07 

12 

0 

0 

II 

5 

0 

10 

0 

0 

4'2 

1 1 

10 

0 

10 

0  ' 

0 

9 

0 

0 

4-0 

7 

0 

7 

0 

0 

6 

5 

0 

2-6 

3 

15 

0 

3 

S 

0 

3 

0 

0 

1*3 

3 

0 

0 

12 

0 

0 

I -8 

276 

0 

0 

245 

0 

0 

240 

0 

0 

lOO'O 

>."'-  iwicguiiig  ijgures  will  oDviousiy  De  mcreasea 
It  the  corresponding  market  prices  of  labour  and  the  chief  materials 
at  the  time  be  also  taken  into  consideration.    They  are  as  follows  :— 

(1)  Actual  cost  of  labour.— Bricklayers,  Masons,  Tilers,  Carpenters,  Plas- 

terers, and  Plumbers  lod.  per  hour ;  Painters  and  Glaziers  8d.  per 
hour;  Labourers  7d.  per  hour  ;  Horse,  cart,  and  man  10/-  per  day. 

(2)  Actual  cost  of  materials— 


Bricks  delivered  on  the  job — 

2-  5th  Stocks,  per  1,000,  at  2  7 

3-  5th  Grizzles  „  at  i  19 
Average  2  2 

Lime  per  cubic  yard  o  13 

Gravel  „  o  10 

Sand  „  ,,04 


d. 

o 
o 
o 
o 
o 
6 


Ballast  per  cubic  yard 
Cement  per  bushel 

Tiles  (75  to  the  square) 


o 
o 


delivered 
Ridge  Tiles 
Hip  Tiles 
Flooring 


per  1,000  12 
per  foot  run  o 


(3)  Actual  contract  prices,  including  labour— 

£  s.  d. 

o  18  o 

17  10  o 
16  o  o 

18  15  o 


per  square 


s. 

4 

2 

o 
o 

o 

12 


d. 

3 
2 

o 

4H 

3}i 

6 


Concrete     per  cubic  yard 
Brickwork  Stocks  per  rod 
Grizzles  ,, 
in  Cement  ,, 
Half-Brick  Walls  per  sq.  ft 


Tiles  laid  per  square 

Artificial  Stone  per  cub.  ft. 
York  Stone  ,,  ,, 

Fir  (sawn  in)  ,, 
Deal  Flooring   per  square 


£  s. 

I  6 
o  4 
o  6 
o  2 
o  19 


d. 

6 
6 
10 
I 
o 
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Fir  (framed  in  doors)  £ 
per  foot  run  o 
I^in.  Four-panel  Doors 

per  square  foot  o 
t^in.  Cased  Window  Frames 
per  square  foot  o 
X  i^in.  Architrave 

per  foot  run  o 


d. 


3/2 


Lath  and  Plaster  per  sq.  yd. 
Plaster  on  Brick 
Kitchen  Range  fixed  each 
Register  Stove     ,,  ,, 
Glass  (iSoz.  seconds) 

per  square  foot 
Milled  Lead,  laid  cwt. 


o 
o 

3 
o 

o 
I 


s. 

I 
I 
o 

19 

o 

3 


d. 

I 

o 

3 

3 
o 


A  further  analysis  shows  the  constituent  items  of  each  cottage 
charged  as  nearly  as  could  be,  with  all  work  and  materials  relating 
thereto.  In  some  cases,  as  will  appear,  it  has  not  been  possible  to  do 
this  with  mathematical  accuracy,  owing  to  the  disregard  of  odd  shillings, 
but  there  are  no  serious  discrepancies  in  vital  matters.  The  relative 
cost  of  the  various  parts  of  the  house  affords  an  indication  as  to  the 
various  directions  in  which  economies  on  construction  may  be 
attempted.    Labour  cost  about  42  per  cent,  of  the  whole. 


Cost 

Cost 

Cost 

dmate 
e  Per- 
fCost. 

for  Class  A 

for  Class  D 

for  Class  B 

2  2  ° 

Cottai^e. 

Cottage 

Cottage. 

g 

s. 

d. 

s. 

d. 

s. 

d. 

% 

Foundations 

6 

0 

0 

5 

0 

0 

5 

0 

0 

2'0 

Covering  Site  ... 

7 

0 

0 

5 

1 0 

0 

5 

0 

/-\ 

w 

2'3 

Concrete  Walls 

4 

15 

0 

4 

10 

0 

4 

0 

1-8 

Main  Walls 

80 

5 

0 

78 

5 

0 

72 

0 

0 

3o'3 

Partition  Walls 

20 

15 

0 

II 

10 

0 

12 

0 

0 

6-0 

Doors  ... 

21 

15 

0 

17 

0 

0 

19 

0 

0 

7-6 

Floors  ... 

20 

0 

0 

16 

0 

0 

13 

0 

0 

6-5 

Windows 

19 

10 

0 

17 

10 

0 

16 

0 

0 

7-0 

K.oor 

18 

5 

0 

16 

0 

0 

13 

10 

0 

6-3 

Fireplace  and  Chimney 

II 

0 

0 

10 

0 

10 

10 

0 

4"2 

Ceilings 

8 

0 

0 

6 

15 

0 

5 

5 

0 

2-6  • 

Stairs  ... 

5 

10 

0 

7 

10 

0 

4 

10 

0 

2-4 

Cupboards 

3 

0 

0 

2 

15 

0 

2 

10 

0 

1*1 

Dressers 

2 

0 

0 

2 

0 

0 

2 

0 

0 

0-8 

Shelving 

I 

0 

0 

I 

0 

0 

I 

0 

0 

0-4 

Water  Supply  ... 

5 

10 

0 

5 

10 

0 

5 

10 

0 

2"2 

Water  Closet  ... 

4 

5 

0 

4 

5 

0 

4 

5 

0 

1-6 

Copper... 

2 

10 

0 

2 

10 

0 

2 

10 

C 

I  0 

Sink 

I 

10 

0 

I 

10 

0 

I 

10 

0 

0-6 

Foul  Water  Drain 

6 

0 

0 

5 

10 

0 

5 

0 

0 

2"2 

Surface  Water  Drain  ... 

I 

15 

0 

I 

10 

0 

I 

5 

0 

0-6 

Guttering  and  Rain  Pipes 

3 

5 

0 

3 

0 

0 

3 

0 

0 

1*2 

Yards  (paving)... 

3 

15 

0 

3 

10 

0 

3 

0 

0 

1*3 

Fencing 

II 

10 

0 

10 

10 

0 

9 

0 

0 

4-0 

Sundries  and  Extras*  . . . 

7 

5 

0 

5 

5 

0 

18 

0 

0 

4-0 

276 

0 

0 

245 

0 

0 

240 

0 

0 

lOO'O 

*  Mainly  in  connection  with  Foundations ;  especially  Class  B. 
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THE  TWO  COMPLETED  SCHEMES 

inclusive  cos\  of  I58  per  room."^^^'^'''         ^"  ^""^^^ 

Chaly  VII°the°Jl''.'  ■  ^'^"^-'^n'  in 

reference--  '  summarised  statement  may  be  useful  for 


Number  and  Class. 

Building 
Cost  per 
foot  cube. 

Building 
Cost  per 
House. 

j  Site  Cost 
per 
House. 

Roads 
and 
Sewers, 
Cost  per 

house. 

Inclusive 
Cost  per 
House. 

Cubical 
Contents. 

Actual 
Area  of 
Site  built 
upon. 

Erected  iSg^.. 
22  A. 
28  B. 
12  C. 

Erected  igoo. 

Si 

sf 

254 
190 

324 

Per  Pair. 

£ 
40 
29 
40 

Per  Pair. 

£ 
16 

12 

16 
Per  Pair. 

£ 
310 
231 
380 

Per  Pair. 

Cubic  ft. 
11,679 

7,955 
11,784 

Per  Pair. 

Sq.yds. 

54J 
40 

56 

Per  Pair. 

40  A. 
14  B. 
16  D. 

5§ 

6V5 

5f 

275 
240 

245 

39 
28 

36 

18 

13 
15 

333 
281 

296 

11,638 
8,419 
10,191 

54 

44 
47 

r.f  \.\™"^"^^.='^"t^mes  nave  an  income  of  about  ^2,41  c  a  year 
of  which  ^1,335  xs  the  amount  of  rent  paid  for  the  cStages  built Tn 
1900  and  containing  376  rooms.  It  is  instructive  to  note  that  the 
official  report,  prepared  in  1901,  condemning  the  Red  Lion  Street 
(Richmond)  insanitary  area,  shews  that  the  rentll  of  380  rooms  in  these 
wretched  dwellings  amounted  to  ^1,620  per  annum,  or  20  per  cent 
moie  than  is  charged  m  the  municipal  model  dwellings  for  the  same 

fZT.K   f  'J^'J^^T  ^/4.    It  may  be  mentioned  incidentally 

that,  hanks  to  the  policy  of  "loosening  the  cottage  market,"  instead  of 
demolition,  comparatively  little  overcrowding  was  shewn  in  the  Red 
Lion  Street  Area;  only  500  people  living  in  the  380  rooms. 

The  income  of  the  completed  scheme  up  to  date,  has  been 
^4,747,  and  the  working  expenses  for  the  same  period  have 
been  ^i,347.  thus  leaving  a  gross  profit  of  i;3,400,  which  has 
been  sufficient  to  provide   >  «o 

(a)  Interest  at  3^  per  cent,  on  the  capital  outlay  ; 
{d)  A  sinking  fund  contribution  of  ^^486  per  annum  ; 
{()  A  nett  profit  of  ^38.    (Income-tax  is  paid  on  these  last  two 
items). 

This  is  all  the  more  satisfactory,  as  there  have  been  many  very 
serious  obstacles,  preventible  and  otherwise,  to  the  financial  success  of 
the  second  nortion  of  the  scheme. 


OPPOSITION  OF  VESTED  INTERESTS. 
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Serious  obstacles  to  be  overcome. — The  Local  Government 
Board  were  asked  in  August,  1899:  "To  allow  the  Council  to  post- 
pone the  sinking  fund  for  the  first  five  years  in  the  case  of  the  new 
Workmen's  Dwellings  Loan,  on  the  ground  that  they  would  have  to 
provide  a  sum  of  ^804  iis.  to  meet  the  loan  charges  for  a  period  ot 
eighteen  months  or  so  (during  which  no  income  would  accrue),  before 
the  buildings  are  completed."  In  reply,  the  Board  stated  that  they  had 
"  no  power  to  give  to  the  Town  Council  such  a  dispensation  from  their 
statutory  obligations  as  is  proposed."  At  the  same  time  the  Board  also 
refused  to  allow  a  longer  period  than  40  years  for  the  proposed  loan. 

The  greatest  hindrance,  however,  has  been  due  to  the  opposition 
of  some  of  the  interests  connected  with  the  building  trade  and  with 
existing  cottage  property,  who  do  not  like  the  provision  of  such  good 
dwellings  at  such  low  rents  compared  with  their  own  property.  These 
interests  have  gradually  grown  more  powerful  on  the  Town  Council 
during  the  past  five  years,  owing  to  the  fact  that  they  almost  entirely 
control  the  three  smallest  electoral  wards  in  the  borough,  which, 
although  containing  only  a  decided  minority  of  the  ratepayers,  have 
been  recently  enabled  by  an  accidental  re-arrangement  of  the  wards,  to 
elect  a  large  majority  of  the  Town  Council.  It  need  scarcely  be  said 
that  the  wards  containing  the  great  majority  of  the  ratepayers,  although 
helpless  in  the  matter  of  representation,  are  always  strongly  in  favour 
of  helping  rather  than  hindering  their  own  municipal  housing  schemes. 
Hence  there  has  been  a  wholesome  moral  check  on  open  and  avowed 
"  wrecking,"  but  although  matters  had  gone  too  far  to  enable  the  various 
hostile  interests  to  prevent  the  carrying  out  of  the  second  scheme,  all 
sorts  of  obstacles  necessitating  delay,  and  additional  expense  were 
interposed. 

The  most  serious  result  of  unnecessary  delay  was  the  postpone- 
ment of  the  scheme  until  a  time  when  building  materials  were  at  the 
top  prices,  and  the  rate  of  interest  on  loans  had  gone  up  (mainly 
owing  to  the  war),  from  2|  to  3^  per  cent.  Had  the  scheme  been 
carried  out  when  it  was  first  proposed,  the  financial  position  would 
have  been  better  to  the  extent  of  at  least  ;^i5o  per  annum. 

Fortunately,  however,  a  reaction  against  the  dominating  influence  of 
these  "  interests  "  in  the  three  small  minority  wards  has  already  begun, 
and  there  are  signs  that  the  great  body  of  wavering  Conservative 
opinion  on  the  Council,  is  inclined  to  lean  to  public  rather  than 
private  interests,  in  view  of  the  vital  questions  of  health,  decency,  and 
social  well-being  which  are  involved. 

The  importance  of  having  a  friendly  and  sympathetic  executive  body 
for  the  carrying  out  of  municipal  housing  schemes  cannot  be  too  much 
emphasised.  Mere  neglect,  indifference,  or  inexperience,  can  always 
leave  loopholes  for  grave  blunders  in  carrying  out  commercial  under- 
takings like  these  municipal  dwellings;  and  it  is  even  more  obvious 
that  active  and  insidious  hostility  can  in  time  wreck  any  scheme,  how- 
ever well  planned. 
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Board,  by  the  Issue  Tr^tatL  X  Wng'  oca^Tu  horiti^f  "T' 

difficulty  of  high  interest,  and  effecting  an^^conomy  of  about  ?  ner 
annum  for  the  future.    This  is  an  interesting  example  of  hmv  efsil v  K 
Local  Government  Board,  by  simple  departmXl  regu ItTon^^ 
remove^  obstacles  to  the  successful  worki'ng  of  munilpafhousing 

THE  RICHMOND  TENANTS. 

The  cottages  are  occupied  by  the  persons  for  whom  they  were  intended 
that  :s  to  say,  not  merely  the  poorest  poor,  but  representat.VesTf  aggrades 
and  whr"'H  ^J".'^  ""'^  r^'"^^'        serein  need  of  healthy  homes 
W  the  standard  of  decency  and  comfort  by  brini 

mg  up  their  families  in  better  surroundings  than  those  they  had 
previously  been  able  to  secure.  Some  came  from  overcrowded  dwel? 
ings  where  they  had  occupied  only  two  or  three  rooms ;  some  from 
slum  courts  and  alleys;  some  from  houses  where  the  landlord  wished 
to  increase  the  rent  on  account  of  sanitary  works  carried  out  by  order  of 
the  Council ;  and  others  from  houses  which,  although  neither  insanitary 
nor  overcrowded,  were  from  high  rents  or  other  causes,  not  such 
desirable  residences  as  those  provided  by  the  Council. 

The  weekly  wages  of  the  tenants  vary  from  i8s.  to  355.,  but  mostly 
average  about  25s.  ^ 

Their  occupations,  which  are  typical  of  those  of  the  workine- 
classes  of  a  residential  villa  district,  are  as  follows  :  


General  Labourers 
Policemen 
Carmen  &  Drivers 
Gasworkers 
General  Railway 

Workers 
Carpenters  and 

Joiners... 


28 
12 

9 


Postmen., 
Railway  Porters... 
Market  and  Garden 

Workers 
Painters  ... 
Bricklayers 
Signalmen 
Charwomen 


Sawyers  ... 
Cabinet  Makers  . 
Curtain  Cleaners 
Collectors 
Shop  Assistants  . 
Gas  fitters 
Park  Keepers 
Widows  ... 


2 

2 
2 
2 
2 
2 
2 
2 


Handy  Man 

Miner 

Pensioner 

Sailmaker 

Gilder 

Working  Jeweller 
Plumber 


And  one  each  of  the  following 


Wood  Turner 
Plasterer 
Engine  Driver 
Whitesmith 
Blacksmith 
Cabman 
Electrician 

The  general  labourers,  policemen,  railway  men,  and  gasworkers 
obtained  most  cottages  in  the  ballot,  simply  because  such  a  large 
number  of  them  applied. 


Tailor 

Picture-frame  Maker 
Coachman 
Road  Foreman 
Oak  Fencer 
Ticket  Collector 


USEFUr.  OFFICIAL  FORMS.  T29 

Applications  for  the  cottages  have  to  be  made  upon  the  appended 
form,  and  subject  to  the  following  regulations  : — 

BOROUGH    OF   RICHMOND  (SURREY). 
Workmen's  Dwellings,  Manor  Road. 

Application  for  a  Dwelling. 

Applicant's  Name 
Occupation 
Present  Address 

How  long  Resident  in  the  Borough? 
*Name  of  Employer 

Indicate  iy  aTi.  which  class  of  dwelling  {as  described  below)  is  required : — 


Number 
of  Houses 
to  be  Let. 

Rents  Required. 

^ 

at 

Rent  8s.  od.  per  week  (with  Bay  windows),  6  rooms 
and  scullery,  fronting  Manor  Road 

at 

Rent  7s.  gd.  per  week  (with  Bay  windows),  6  rooms 
and  scullery 

at 

Rent  7s.  6d.  per  week  (with  Bay  windows),  6  rooms 
and  scullery 

at 

Rent  7s.  3d.  per  week,  5  rooms  and  scullery 

at 

Rent  6s.  3d.  per  week,  4  rooms,  scullery,  and  porch 

at 

Rent  6s.  od.  per  week,  4  rooms  and  scullery 

at 

Rent  5s.  6d.  per  week  (First  Floor   Flat) — living 
room,  2  bedrooms  and  scullery 

at 

Rent  4s.  6d.  per  week  (Ground  Floor  Flat) — living 
room,  I  bedroom  and  scullery. 

Whether  Married  or  Single 

*Number  and  Ages  of  Boys  residing  with  Tenant 
*Number  and  Ages  of  Girls  residing  with  Tenant 

Do  you  agree  to  abide  by  the  Regulations  set  out  on  the  other  side  hereof 

Name  and  address  of  Person  to  whom  Applicant  refers  as  to  his  character  and 
responsibility — 

Signature  

*  Note. — The  object  of  the  above  questions  was  to  ensure  that  those  working  in 
Jiichfnond  should  have  preference  in  the  first  instance,  and  that  there  should  be  no 
overcrowding  of  the  small  cottages  by  large  favdlies. 
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Regulations. 

CoIlectII'nf^,h"i'r Monday  in  each  week.  The  authorised 
i?a  Rent  Bool  ^''1  f°"ff  "i*^  ['•'n's  weekly,  and  give  receipts  therefor 

entered    n   h.  H  I  '  ^-^u'"-^'  "'^^  ^"  '^""^^  ^'-^i^^       'he  Collector  are 

or  Borough  A..  .  T^""  "'"f  ^^"^  ^ook  to  the  Collector 

Le  the^  r^rn  ?  '  whenever  required  to  do  su.  If  the  Rent  is  in  arrear  at  any 
du^lli,  ..  Corporation  may  at  once  give  the  defaulting  Tenant  notice  to  quit  the 
CorpolSion.  '  (including  Water  Rate)  be  paid^by  the 

The  Tenancy  is  determinable  by  one  week's  notice  to  quit,  to  be  given  in  writine 
by  either  side  before  12  o'clock  (noon)  on  Mondays,  but  subject  to  Reiulation  NaT? 

^  Deposit  of  Five  Shillings  will  be  required  from  each  Tenant,  before  taking 
possession,  which  will  be  held  as  security  for  the  repair  of  cracked  or  broken  glassf 
or  other  damage,  or  loss  of  keys,  and  will  be  returned  at  the  expiration  of  the  lenlncy 
of  Regulation  No      °"      ^^"^^  Purposes,  and  to  any  rent  due,  and  to  the  tenri^ 

3-  Fences  paving,  or  any  other  part  of  the  premises,  or  the  fittings  therein, 
damaged  by  the  Tenant,  or  through  his  negligence,  will  be  repaired  by  the  Corporation 
at  the  cost  of  the  Tenant.  Cracked  or  broken  glass  must  be  immediately  replaced 
Dy  the  tenant.    Chimneys  m  use  must  be  swept  once  at  least  in  every  six  months. 

4-  No  Tenant  will  be  permitted  to  underlet,  or  take  in  lodgers,  or  to  keep  a  shop, 
store,  warehouse,  or  laundry  of  any  kind  without  obtaining  the  previous  sanction 
Of  the  Corporation. 

5-  The  placing  in  the  Water  Closet  of  rags,  cotton,  bottles,  or  anything  likely  to 
choke  It,  or  the  drain,  is  strictly  prohibited.  In  case  of  violation  of  this  Regulation 
the  expense  of  clearing  the  W.C.  or  drain  will  be  charged  to  the  Tenant. 

6.  Ashes  and  dry  house  refuse  only  are  to  be  thrown  into  the  dust  bins.  All 
liquid  refuse  is  to  be  thrown  down  the  Water  Closet,  or  Sink,  according  to  the  nature 
of  the  fluid. 

7.  Intimation  must  immediately  be  given  to  the  Sanitary  Inspector  (at  the  Town 
Hall)  of  any  case  of  infectious  or  contagious  disease  occurring  in  the  dwelling,  and 
the  Tenant  must  agree  to  allow  the  person  affected  to  be  removed  to  a  Hospital. 

8.  Tenants  are  not  allowed  to  paper,  paint,  or  drive  nails  into  the  walls  or  wood- 
work of  their  dwelling  without  the  consent  of  the  Borough  Surveyor. 

9.  The  Collector  is  not  permitted  to  accept  any  gratuity  whatever. 

10.  The  Corporation  shall  be  at  liberty,  by  their  agents  or  workmen,  to  enter  and 
inspect  the  slate  of  repair  and  cleanliness  of  any  dwelling,  at  all  reasonable  hours  of 
the  day,  and  to  execute  any  repairs  therein. 

11.  No  Animals,  Fowls,  or  Pigeons  shall  be  allowed  to  be  kept  on  the  premises 
without  the  consent  of  the  Borough  Surveyor. 

12.  No  trees  or  shrubs  on  the  premises  shall  be  cut  down  or  removed  without  the 
consent  of  the  Borough  Surveyor. 

13.  Tenants  shall  not,  without  the  previous  consent  of  the  Borough  Surveyor, 
erect  on  the  premises  any  Toolhouse,  Shed,  Greenhouse,  Fowlhouse,  or  other 
building. 

14.  Any  Tenant  who,  in  the  opinion  of  the  Borough  Surveyor,  shall  neglect  to 
observe  these  regulations,  or  misuse,  or  improperly  occupy  any  of  these  dwellings,  or 
causes  or  creates  any  discomfort  or  inconvenience  to  the  neighbours,  shall  be  subject 
to  notice  under  Clause  i,  and  to  the  forfeiture  of  the  deposit,  without  a  remedy  of  any 
kind  on  account  of  such  notice  and  forfeiture,  and  the  Corporation  shall  not  be  liable 
for  any  claim  by  such  tenant  for  any  damage  arising  therefrom. 


BENEFITS  OF  THE  SCHEME. 


15.  Tenants  are  required  to  keep  the  dwellings  and  the  gardens  (front  and  back) 
in  a  clean  and  orderly  condition. 

16.  Any  person  who,  or  whose  wife,  or  husband,  at  any  time  while  such  a  person 
is  a  Tenant  or  occupier  of  any  dwelling,  or  any  part  of  a  dwelling,  receives  any  relief 
under  the  Acts  relating  to  the  relief  of  the  Poor,  other  than  relief  granted  on  account 
only  of  accident  or  temporary  illness,  is  thereupon  disqualified  from  conlmumg  to  be 
such  Tenant  or  Occupier.  (Section  63  of  the  Housing  of  the  Working  Classes  Act, 
1890). 

17.  The  entry  into  possession  by  a  Tenant  of  any  of  these  dwellings  shall  be  con- 
clusive evidence,  as  against  such  Tenant,  of  his  concurrence  in,  and  acceptance  of,  all 
the  foregoing  conditions,  and  of  his  agreement  to  be  bound  thereby. 

18.  The  decision  of  the  Borough  Surveyor  upon  any  matter  or  question  arising  out 
of  the  above  regulations  (except  as  to  the  amount  of  rent  due),  is  to  be  binding  on  the 
Corporation  and  Tenant. 

As  these  regulations  are  made  for  the  benefit  of  all  the  tenants,  tlisy  are  earnestly 
reqttested  to  see  that  they  are  conformed  to  in  all  respects. 


Form  of  Agreement. 

Having  read  the  foregoing  Conditions  of  Tenancy,   . 

 agree  to  become  the  Tenant  of  No.  of  the  above 

dwellings,   at   the  Weekly   Rent   of  Shillings  and  Pence,  from  the 

 day  of   next. 

Tenant's  Signature,  .  .  — 

Date  ^  189  

Witness  

Address  

Note. — Regulations  4,  8,  11,  and  13  are  only  enforced  in  cases  where  injury  to 
the  property,  annoyance  to  the  neighbours,  or  overcrowding  of  the  houses  would  be 
caused. 

TWENTY  IMPORTANT  CONCLUSIONS. 

Financial  gain  to  the  Ratepayers. 

1.  The  carrying  out  of  this  scheme  has  not  and  will  not  cost  the 

ratepayers  a  single  penny. 

2.  There  is  a  clear  margin  of  nett  profit  over  and  above  the 

£a^6  per  annum  which  goes  to  the  Sinking  Fund.  The 
total  accumulated  profits  already  (1902)  amount  to  over 
£'2,000. 

3.  The  dwellings  contribute  about  ^500  every  year  to  the  funds 

of  the  Corporation  in  the  form  of  rates. 

4.  At  the  end  of  forty-two  years  from  1897  the  Council  will  be  in 

possession  of  a  property  worth  ;^35,ooo,  and  producing  a 
nett  income  over  ^1,600  a  year,  and  this  without  having 
paid  anything  for  it  out  of  the  rates. 

5.  One  hundred  and  thirty-two  old-age  pensions  of  5s.  a  week 

without  cost  to  the  ratepayers  can  be  given  in  38  years'  time 
from  the  nett  rents  of  the  cottages. 
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Direct  benefits  to  the  Working  Classes. 

6.  One  hundred  and  thirty-two  families  of  the  working  classes  get 

better  and  healthier  accommodation  in  the  Municipal 
Cottages  than  they  used  to  have,  and  at  rents  from  i/-  to  4/- 
per  week  less. 

7.  Even   those  who  left  comparatively  healthy  dwellings  have 

benefited  their  less  fortunate  fellows  by  enabling  the  latter 
to  move  up  a  grade  into  the  houses  thus  vacated. 

8.  Dirt,  disease,  and  death  are  far  less  prevalent  in  the  Municipal 

Cottages  than  elsewhere. 

9.  The  tenants  take  a  pride  in  their  dwellings,  and  spend  time  and 

money  in  improving  them,  because  they  have  practical 
security  of  tenure. 

ID.  Distinct  improvement  in  the  social  habits  and  well-being  of 
many  of  the  tenants  themselves  and  their  children,  has 
been  noted  by  competent  and  careful  observers. 

11.  The  number  of  persons  inhabiting  the  cottages  is  about  620, 

that  is  rather  less  than  the  number  of  rooms. 

Useful  Practical  Deductions. 

12.  The  capital  invested  for  housing  each  person  is  about  ;^58. 

13.  By  dispensing  with  gardens  the  same  kind  of  houses  could  be 

erected  on  unhealthy  areas  in  the  centre  of  the  town  at  the 
same  rent  even  if  the  land  cost  ;!^"4,ooo  per  acre. 

14.  For  every     1 00  of  outlay  in  respect  of  a  housing  scheme  on 

the  Richmond  lines,  the  rent  to  be  paid  by  the  tenant  will 
be  about  2/6  per  week. 

15.  If  the  period  of  the  loan  were  extended  another  20  years 

the  rents  could  be  reduced  by  at  least  3d.  per  week  in 
respect  of  each  ;z^ioo  of  outlay. 

16.  If  housing  loans  were  issued  at  2  J  per  cent,  for  60  years,  the 

houses  could  be  let  at  i/-  per  room  per  week. 

17.  The  losses  from  empties,  arrears,  and  bad  debts  have  been 

less  than  l/-  on  each  ^^"loo  of  rent. 

18.  The  estimated  annual  charges  of  one-third  of  the  gross  rent  for 

repairs,  management,  and  other  expenses  are  fully  justified 
by  the  experience  of  owners  of  large  estates  of  a  similar 
character. 

19.  With  slight  modifications  the  Richmond  scheme  could  be 

adopted  and  extended  with  the  like  financial  results  by  any 
local  authority  in  a  similar  district. 

20.  In  rural  districts  where  rates  are  lower,  the  cost  of  building 

less,  the  roads  cheaper  to  make,  the  rents  charged  under  a 
similar  scheme  could  be  considerably  lower. 


CHAPTER  XI. 


RURAL  HOUSING. 

Hardly  anything  has  been  done  in  rural  districts  under  the  Housing 
Acts,  although  the  need  for  action  is  admitted  on  all  hands.  Wages 
are  so  very  low  that  the  rent  which  the  labourer  can  afford  is  insufficient 
to  "  pay "  private  building  enterprise.  The  old,  and  more  or  less 
objectionable,  practice  of  treating  cottages  as  part  of  the  "furniture" 
of  an  estate  led  to  the  construction  of  a  number  of  cheap  dwellings 
years  ago,  but  most  of  these  are  much  below  modern  sanitary  require- 
ments and  are  becoming  more  and  more  dilapidated  every  day,  while  in 
those  numerous  villages  where  they  are  still  tied  to  the  farm  or  mine, 
other  and  obvious  causes  prevent  sanitary  improvements  being  effected. 
Even  this  source  of  supply  has  now  practically  ceased.  Strange  to  say, 
where  the  capacity  for  rent  paying  is  least,  the  administrative  obstacles 
in  the  way  of  cheap  municipal  dwellings  are  greatest ;  the  procedure  for 
adopting  Part  IH  is  more  cumbrous  and  expensive  ;  the  rate  of  interest 
on  loans  is  higher ;  and  the  building  requirements  are  eminently 
unsuitable  and  unnecessarily  restrictive. 

Only  two  district  councils  have  actually  built  cottages,  but  a  short 
account  of  their  experience  may  be  instructive. 

THE  IXWORTH  (SUFFOLK)  COTTAGES. 

In  February,  1891,  the  Labourers' Association  at  Ixworth  applied  to 
the  Suffolk  County  Council  for  assistance  in  securing  better  housing 
conditions,  and  in  reply  received  from  the  Chairman  a  copy  of  the 
Housing  Act  of  1890,  with  notes,  which  the  men  duly  digested.  Three 
members  of  the  Association  were  then  appointed  to  present  a  detailed 
report  on  the  condition  of  many  of  the  cottages  to  the  Rural  Sanitary 
Authority,  who  thereupon  got  repairing  and  closing  orders  under  the 
Public  Health  Act,  and  Part  H  of  the  Act  of  1890.  Unfortunately, 
the  supply  of  cottages  was  quite  inadequate,  and  the  eviction  of  tenants 
from  the  bad  dwellings  would  have  produced  worse  evils  than  those 
already  in  existence,  so  the  local  authority  were  asked  to  take  action 
under  Part  HI  of  the  Act  of  1890.  After  considerable  pressure  and 
agitation,  the  Rural  Sanitary  Authority  applied  to  the  County  Council 
for  an  inquiry,  which  was  duly  held,  and  resulted  in  the  granting  of  a 
certificate  that  the  Act  might  be  adopted  [sec.  55,  sub-sec.  i],  and  that 
the  expenses  should  fall  upon  the  whole  Thingoe  rural  district  rather 
than  upon  the  parish  of  Ixworth  [sec.  55,  sub-sec.  2,  and  sec.  65, 
clause  iii.l  Speaking  of  the  accommodation  in  Ixworth,  it  was  officially 
stated  that — 

"The  ground  itself  seems  overcrowded  with  hovels  (they  can  scarcely  be  called 
houses,  how  much  less  homes?),  and  these  hovels  are  themselves  sometimes  ovei> 
crowded  with  inhabitants." 
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Among  other  facts  which  transpired  were  the  following — 
(a)  Roofs  and  walls  of  many  cottages  leaky ; 
(d)  Privies  ill-placed  and  insufficient ; 
{c)  Floors  rotten  or  ruinous  ; 
{d)  Want  of  ventilation  and  light ; 
{(f)  Water  supplies  a  serious  menace  ; 

(/)  The  sanitary  authority  had  closed  some  and  ordered  others  to  be  repaired 
under  Part  II,  so  that  the  need  for  new  dwellings  was  accentuated. 

The  district  sanitary  authority  objected  to  the  cost  being  spread  over 
all  the  parishes,  and  they  appealed  to  the  County  Council  for  another 
inquiry  dealing  specially  with  the  subject  of  the  contributory  places  for 
expenses.  The  appeal  was  granted,  and  owing  to  a  general  wrangle  and 
muddle,  resulted  in  a  report  to  the  County  Council  that  a  certificate 
should  not  be  granted,  as  the  rural  sanitary  authority  had  not  made  out 
its  case.  The  Labourers'  Association,  who  had  already  expended  over 
appealed  to  the  Local  Government  Board,  but  were  referred  to 
the  County  Council,  who,  at  the  instigation  of  Lord  F.  Hervey,  the 
holder  of  the  first  inquiry,  pubhshed  the  original  certificate.  In  1892 
a  new  sanitary  authority  was  elected,  and  they  decided  to  act  on  the 
certificate  and  adopt  Part  III.  The  site  (4  acres)  was  acquired  by 
agreement,  and  eight  cottages  were  built  at  a  total  cost  of  ^1,700. 
The  money  was  borrowed  at  per  cent,  for  30  years,  so  that  the  loan 
charges  amounted  to  about  ;!^io  los.  a  year  for  each  cottage. 

The  cottages  are  let  for  5s.  a  year,  and  4/6  extra  for  an  allotment 
of  garden  ground,  so  that  there  is  an  annual  deficit  on  loan  charges  of  at 
least  5s.  per  cottage  per  annum.  If  the  money  had  been  lent  by  the 
Public  Works  Loans  Commissioners  at  the  market  rate  of  interest  (say 
2f  per  cent.)  for  75  years,  and  the  rents  fixed  at  2/6  per  week,  the 
enterprise  would  have  been  a  financial  success.  The  average  agricultural 
labourer  in  Suffolk  expects  to  get  a  cottage  below  2/6  a  week,  but  it 
certainly  appears  more  reasonable  that  wages  should  be  raised  to  enable 
the  payment  of  this  small  amount,  rather  than  that  the  requirements  of 
civilisation  should  be  sacrificed  for  the  sake  of  a  low  rent. 

THE  PENSHURST  (KENT)  PIONEER  COTTAGES. 

The  reasons  that  induced  the  Sevenoaks  Rural  District  Council  to 
undertake  the  difficult  task  of  carrying  out  a  rural  municipal  housing 
scheme  are  best  described  in  the  words  of  Miss  Jane  Escombe,  a  parish 
councillor  of  Penshurst,  closely  associated  now  and  always  with  the 
enterprise  in  question.    She  says  : — 

We  may,  I  think,  accept  inadequate  and  defective  house  accommodation  as  proved. 
This  has  long  been  accepted  as  to  towns,  but  even  now  it  is  hardly  so  generally 
realised  that  the  same  evils  exist  in  our  rural  districts.  You  pass  through  our  quiet 
villages,  and  you  see  old  cottages  covered  with  honeysuckle,  roses  and  ivy  ;  yon  think 
how  beautiful !  how  restful !  but  you  little  imagine  what  sad  decay  and  misery  the 
outer  beauty  covers.  Many  of  our  country  cottages  are  badly  out  of  repair,  some 
have  fallen  into  hopeless  ruin  and  are  not  rebuilt,  and  the  inhabitants  are  obliged  to 
crowd  into  the  others.  Is  it  not  a  national  shame  and  a  scandal  in  the  country,  where 
there  is  so  much  room,  that  there  should  be  so  much  overcrowding?  Even  in  villages, 
not  in  such  a  hopelessly  bad  condition,  cottages  do  not  increase  at  the  same  rate  as 
-the  population. 
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The  standard  of  living  of  our  workmen  to-day  is  happily  higher  than  in  the  times 
of  their  fathers ;  they  will  not  live  in  the  same  poor,  fast-decaying,  unsanitary  homes 
that  satisfied  their  fathers  and  grandfathers,  and  they  flow  into  the  cities,  help  to 
increase  the  overcrowding  and  to  overstock  the  labour  market,  generally  to  the 
disadvantage  of  the  older  inhabitants. 

The  housing  problem  is  at  the  root  of  all  sanitary  reform.  Badly  built,  badly 
drained,  unsanitary  houses  lead  to  disease,  to  the  spread  of  infection,  and  to  lessened 
vitality.  Lessened  vitality  in  its  turn  tends  to  the  liability  to  fall  aa  easy  prey  to 
disease  and  the  drink  habit.  On  children,  bad  housing  has  most  serious  physical, 
mental  and  moral  effects  ;  and  this  from  the  race  point  is  most  harmful  and  damaging. 
Overcrowded  houses  have  the  same  physical  and  even  worse  moral  effects.  "  Appeal 
to  the  Sanitary  Inspector,"  you  may  say — "he  can  prevent  it."  We  dare  not  appeal, 
■we  dare  not  put  in  force  the  law,  our  people  must  crowd  together,  we  have  no  roomy 
cottages  to  give  them  ;  tliey  cannot  sleep  under  the  roof  of  Heaven — the  policeman 
will  not  allow  that,  though  sleeping  in  the  sweet  balmy  air  of  summer  would  be  much 
better  for  them  than  the  small,  close,  hot,  reeking  rooms  in  which  they  are  forced  to 
herd.  Some  of  our  cottages  have  only  one  sleeping  room,  and  I  am  inclined  to  say 
most  have  only  two  ;  the  younger  children  sleep  with  the  father  and  mother,  the 
growing-up  sons  and  daughters  share  the  other  room.  Such  overcrowding  must  and 
does  beget  disease  and  immorality. 

I  think  making  village  life  more  comfortable  by  giving  better  dwellings  will  help 
in  a  degree  to  lessen  the  cry — "  No  room  to  live  !  no  work  to  do  ! "  And  if  we  strive 
to  improve  our  own  villages,  we  shall  be  doing  something  towards  helping  our  town 
brethren  ;  we  are  of  one  family,  so  intimately  connected  that  if  one  suffers  so  must 
the  others. 

Believing  this,  and  not  only  working  for  ourselves,  the  Parish  Council  of 
Penshurst,  of  which  I  have  been  a  member  since  the  passing  of  the  Local  Government 
Act,  1894,  determined  to  urge  their  Rural  District  Council  to  put  Part  III  of  the 
Housing  Act,  1890,  into  force. 

From  the  very  beginning  we  realised  that  to  build  cottages  at  a  weekly  rental  of 
2s.  6d.  or  3s.  would  be  quite  impossible  to  us.  Our  village  is  one  of  the  most 
beautiful  in  Kent,  full  of  picturesque  old  buildings  and  cottages  ;  to  build  brick  boxes 
■with  slate  lids  would  have  been  desecration.  Then  came  the  requirements  of  the 
Local  Government  Board  ;  these  added  very  much  to  the  expense  of  building.  Of 
course  it  is  well  to  keep  up  a  high  sanitary  standard  and  not  to  allow  jerry  building ; 
but  some  of  these  regulations,  though  perhaps  imperative  in  towns,  seem  unnecessary 
in  rural  districts,  where  buildings  are  only  one-storied  and  not  close  together.  Bearing 
all  this  in  mind,  we  decided  to  begin  with  cottages  at  about  a  Ss.  weekly  rental  for 
the  higher  class  workmen  ;  we  hoped  that  they  would  move  into  our  better  cottages 
and  leave  theirs  at  a  lower  rent  to  the  agricultural  labourer. 

In  Penshurst  we  have  many  of  this  higher  class  of  workmen ;  some  are  anxious 
for  better  accommodation,  and  many  desire  to  come  nearer  their  work.  I  should  think 
there  can  hardly  be  a  single  village  without  some  such ;  by  building  for  them— and 
you  can  build  cottages  for  them  that  will  not  become  chargeable  on  the  rates — you 
help  their  poorer  brethren,  for  whom,  as  the  law  now  stands,  it  is  all  but  impossible 
to  provide  decent  homes. 

The  usual  long  and  arduous  struggle  against  apathy,  hostile  interests, 
and  red  tape,  commenced  in  1895,  but  the  actual  cottages  were  not 
occupied  till  1 900-1 901. 

The  obstacles  in  the  way  of  success  were  so  many,  the  procedure  so 
cumbrous,  and  the  determined  perseverance  of  the  Parish  Council  so 
great  that  the  following  chronological  statement  prepared  by  Dr.  Tew 
(Medical  Officer  of  Health,  West  Kent),  from  information  supplied  by 
Miss  Escombe,  may  well  be  read  and  digested,  because  it  furnishes  an 
object  lesson,  showing  how  an  apparently  hopeless  struggle  against  so 
many  difficulties  may  ultimately  be  crowned  with  success.  The 
particulars  are  as  follows : — 
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at  the  Parish  Council  meeting.    The  motion  was  rejected. 
^/rt/,  1896. -A  new  Parish  Council  elected  ;  pledged  to  endeavour  to  put  Part 

JL  r  "^^^''"'l"^'  °^  Working  Clashes  Act  into  force.  A  committee 
was  lormed  for  this  purpo.se. 

The  Committee  obtained  information  from  employers  of  labour  or  agents  as  to— 
(I)  Names  of  workpeople  !  (2)  Their  calling ;  (3)  Whether  married  or  single; 
(4)  Size  and  character  of  houses ;   (5)  Distance  from  work  and  othe^ 
particulars. 

niiie?s„;rpt;ira2n'g-  "^'"^ ^'^^  ^^'-^'"^ 

(a)  Are  you  in  want  of  other  accommodation  ? 
(d)  On  what  grounds  ? 

(c)  Are  you  prepared  to  support  your  claim  if  an  inquiry  is  held  ? 

The  result  showed  that  20  cottages  were  needed  by  people  whose 
work  was  in  or  within  a  mile  of  the  village. 

/ufy,  1896.— Committee  reported.  This  report  was  printed  and  issued  to  land- 
owners, with  letters  requesting  information  as  to  whether  the  landowners 
were  themselves  prepared  to  build  cottages. 

Decoder,  1896.— The  answer  to  this  appeal  having  proved  that  private  enterprise 
could  not  be  relied  on  to  supply  the  much-needed  cottages,  the  Parish 
Council  called  upon  the  District  Council  to  take  the  necessary  steps  to  put 
Part  III  of  the  Act  into  force.  District  Council  made  inquiry  as  to  the 
wilhngness  of  the  landowners  to  supply  the  cottages,  and  received  the 
same  unsatisfactory  answer  as  was  given  to  the  Parish  Council. 

March,  1897.— District  Council  held  an  inquiry  at  Penshurst  to  satisfy  themselves 
of  the  need,  and,  being  satisfied  with  the  evidence  produced,  applied  to 
the  County  Council.    [Sec.  55,  sub-sec.  i]. 

luly,  1897.— The  County  Council  held  the  public  inquiry  at  Penshurst,  granted 
the  necessary  certificate,  and  declared  urgency.    [Sec.  55,  sub-sec.  r  (a)]. 

November,  1897.— Parish  Council  urged  District  Council  to  move  forward  and 
appoint  a  joint  committee,  nothing  having  yet  been  done. 

December,  1897.— Joint  Committee  was  formed,  and  held  its  first  meetmg. 

March,  1898.— Land  secured  for  site  ;  competitive  plans  advertised  for.  [Sec.  57]. 

September,  1898. — Tenders  for  building  were  invited. 

October,  1898. — Tenders  being  in  excess  of  architect's  estimates,  the  plans  were 
revised  by  the  architect. 

November,  1898. — Builders'  revised  tenders  accepted  by  District  Council. 

December  list,  1898.— Plans  sent  to  Local  Government  Board,  and  a  loan  of 
;i  1,800  applied  for. 

March  6tk,  1899. — Local  Government  Board  held  an  inquiry.  (The  third  public 
inquiry). 

1899. — Local  Government  Board  demanded  that  a  well  be  sunk,  and 
drainage  scheme  submitted  before  granting  loan. 

September,  1899. — Local  Government  Board  sanctioned  loan. 

October,  1899. — Application  made  to  Public  Works  Loan  Commissioners,  and  a 
loan  of  ;i^i,8oo  granted  for  40  years. 

Noveinber  gth,  1899. — Seal  of  District  Council  was  to  be  affixed  to  deed  of 
purchase  of  site  from  Ecclesiastical  Commissioners. 

November  2Sth,  1S99.— The  seal  of  the  District  Council  was  to  be  affixed  to 
builder's  contract.    Builder  ready  to  commence  work. 
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The  site  of  three-quarters  of  an  acre  was  obtained  by  agreement 
for  ^i^o  from  the  Ecclesiastical  Commissioners.  At  a  cost  of  ^^35  a 
well  was  sunk,  a  pump  fitted  for  water  supply,  and  drains  were  laid  to  a 
great  extent  on  the  admirable  principles  advocated  by  Dr.  Vivian  Poore, 
the  apostle  of  natural  purification  of  sewage  by  exposure  to  the  earth 
and  the  air. 

Sixty  architects  sent  in  designs  for  the  cottages,  but,  as  usual,  the 
weak  point  was  the  cost  of  erection,  which  was  under-estimated  by  the 
successful  competitor.  However,  by  the  help  and  goodwill  of  the 
architect  and  builder,  and  after  a  partially  successful  contest  with  tlie 
Local  Government  Board,  the  plans  were  modified.    Amended  tenders 
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were  obtained  for  the  erection  of  six  lobbied  cottages  at  a  cost  of  about 

The  site  is  concreted  under  the  flooring ;  the  walls  are  of  double 
brick,  with  air  space  between  up  to  the  first  floor,  and  above  that 
weather  tiles  nailed  on  brick.  The  cottages  have  an  entrance  and 
staircase  apart  from  the  living  rooms,  and  contain  the  following 
accommodation  : — On  the  ground  floor,  a  kitchen,  12ft.  by  loft.  6in. ; 
a  sitting  room,  iift.  by  iift;  scullery,  loft.  6in.  by  6ft.  6in.  On  the 
first  floor,  three  bedrooms,  two  ventilated  by  fireplaces,  and  the  third  by 
a  ventilating  shaft.  All  the  rooms  are  8  feet  high,  and  well-lighted  with 
large  windows  nearly  reaching  the  ceilings.  The  total  inclusive  cost 
was  about  1,800. 

The  money  was  borrowed  at  a  cost  of  3^  per  cent.,  as  at  Ixworth, 
from  the  Public  Works  Loan  Commissioners,  but  for  a  period  of  40 
years,  so  that  the  annual  cost  for  interest  and  repayment  of  principal  is 
j£y4  9s.  6d.,  or  ^4  2s.  gd.  per  cent.  The  rents,  at  5/-  per  week, 
produce  leaving  a  margin  of         los.  6d.  for  repairs.    The  rates 

are  compounded  for  by  Miss  Escombe,  who  collects  them  with  the 
rents,  and  thus  reduces  them  to  the  lowest  possible  figure. 

Dealing  with  the  letting  of  the  cottages,  Miss  Escombe  says  : — 

We  began  with  six  cottages  as  an  experiment,  knowing  we  should  only  relieve  the 
extreme  pressure  ;  this  pressure  has  unfortunately  increased  in  the  interval.  Two  of 
our  cottages  are  let  to  men  who  had  been  living  in  cottages  belonging  to  large  houses  ; 
these,  owing  to  changes  in  tenure,  have  come  to  be  needed  for  the  servants  of  these 
houses.  One  was  an  especially  hard  case.  An  elderly  man,  who  had  lived  all  his 
life  in  Penshurst,  and  brought  up  a  large  family  most  respectably,  would  have  been 
obliged  to  move  quite  away,  if  our  Parish  Council  had  not  been  able  to  supply  him 
with  a  new  home.  Then,  again,  two  men  who  have  been  living  all  their  married  life 
in  odd  rooms,  have  secured  two  more  of  our  cottages.  l  our  are  thus  taken  up,  and 
we  have  only  two  wherewith  to  help  the  village. 

Under  these  circumstances  it  is  not  surprising  to  learn  that  the 
Council  are  contemplating  the  erection  of  additional  cottages  at  an  early 
date. 

The  new  cottages  are  to  be  built  in  terraces  of  six,  and  will  cost  less 
than  the  first  lot  of  cottages. 

Attempts  to  provide  dwellings  under  Part  III  of  the  Act  of  1890 
have  been,  or  are  being,  made  at  Wroxham,  Horsford,  S.  Faith's,  East 
Grinstead  (Rural),  Maldon  (Rural),  Hexham  (Rural),  Barrow-on-Soar 
(Rural),  and  Mitcham.  At  Mitcham,  although  a  special  parish  council 
election  was  fought  on  the  housing  issue,  and  eleven  out  of  fifteen 
councillors  were  returned  pledged  to  secure  the  adoption  of  Part  III, 
the  Surrey  County  Council,  after  the  usual  inquiry  tmder  sec.  55  (i), 
refused  to  grant  their  certificate,  and  nothing  more  could  be  done  with 
any  effect. 

By  the  Housing  Act  of  1900  the  procedure  for  rural  housing  has 
been  simplified  to  a  certain  extent.    The  chief  changes  are — 


PENSHURST    MUNICIPAL  COTTAGES. 

Cost,  ;^250.         Rent,  s/-  per  week. 


PiONEEF  Cottages — Back  View. 
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IRISH  MUNICIPAL  COTTAGES  (rUKAL), 


Brickwork  of  the  first  quality,  in  cement  mortar,  is  used  for  all 
arches,  front  wmdows,  kitchen  fireplace,  and  chimney  shaft.  The 
exterior  of  the  house  walls  is  plastered  with  cement  mortar  one  inch 
thick.  A  damp  course  of  pitch  and  Stockholm  tar  is  made  six  inches 
above  the  ground  line,  and  air  bricks  are  fixed  so  as  to  ventilate  under 
the  wooden  floors.  Stones  and  brickwork  are  laid  in  mortar,  two  parts 
hme  to  five  of  sand. 

_     The  kitchen  floor  is  tiled  with  gin.  by  gin.  black  fireclay  tiles  laid 
m  fine  mortar  and  grouted  with  cement.     The  hearths  are  6ft  by  4ft 
made  of  firebricks  on  edge.     Partitions  of  4^  by      white  deal,  with 
studs,  2^  bricks  apart,  and  filled  in  with  bricks  on  flat,  are  built  up  to 
the  ceiling  joists. 

All  timber  is  the  best  of  its  kind,  free  from  saps,  shakes,  cracks,  wavy 
edges,  or  large  knots.  Red  pine  is  used  for  window  frames  and  sashes,  and 
second  quality  white  deal  for  all  other  work,  fixed  with  wrought  'iron 
or  wire  nails.  The  bedroom  floors  are  boarded  with  inch  flooring  laid 
folding.  The  roofs  are  of  slate  lin.  thick,  uniform  in  size  and  weight, 
tough  and  smooth,  giving  a  clear  ring  when  struck,  and  fixed  upon  sawri 
battens,  afin.  by  lin.,  with  copper  nails,  so  as  to  have  four  inches  cover 
and  five  inches  side  over.  Wall  slates  are  bedded  in  fine  mortar.  Laths 
are  fixed  between  the  battens  and  the  slates,  full  rendered  with  haired 
mortar.  The  rafters  are  18  inches  apart.  Proper  lead,  top  and  step 
flashings  are  provided  in  all  cases,  with  cement  fillets  over  where 
necessary.  The  ridge  tiles  are  of  black  fireclay.  The  ceilings  are 
sheeted  with  prepared  rebated  sheeting,  J  inch  thick. 

The  doors  are  a  full  inch  thick,  ledged  and  braced,  beaded  and 
rebated  to  all  openings.  The  window  sills  and  door  curbs  are  of  chisel 
dressed  limestone.  The  window  frames  have  rebated  and  moulded 
sashes,  glazed  with  best  i6-oz.  glass.  A  cupboard  is  provided  in  the 
recess.    All  timber  and  iron  work  is  painted  three  coats. 

The  interior  of  the  house  walls  is  plastered,  and  twice  coated  with 
whitewash  and  tallow.  Fire-places  have  efficient  flues,  and  are  fitted 
with  a  fire  machine  and  grate  and  a  wrought-iron  pot  crane. 

A  manure  pit  is  excavated,  and  the  privy  floor  space  is  concreted 
four  inches  thick. 

A  fence,  4ft.  6in.  high,  of  stones  on  edge  is  constructed  round  each 
plot.  Wrought-iron  gates  are  hung  on  a  pair  of  piers,  in  cement  mortar, 
and  a  passage  is  formed  for  a  cart. 

The  houses  are  generally  built  by  skilled  workmen,  whose  wages 
would  be  from  30/-  to  33/-  per  week. 

The  cost  of  erection  is  ^150,  and  the  rents  vary  from  1/3  to  1/6 
per  cottage  per  week,  so  that  they  are  let  for  a  sum  which  simply  covers 
the  interest  on  the  cost  of  construction. 


CHAPTER  XIL 


SMALL  DWELLINGS  ACQUISITION  ACT.  1899. 

[pp.  63-71  APPENDIX.] 

This  Act  empowers  local  authorities  to  advance  money  for  enabling 
persons  to  acquire  the  ownership  of  small  houses  in  which  they  reside. 

Who  are  the  Authorities  for  administering  the  Act.— 

County  Councils  and  County  Borough  Councils  are  the  local  authorities 
as  a  rule,  but  the  Act  can  be  adopted  by  the  Council  of  any  Borough, 
or  Urban  District,  or  Rural  District,  with  a  population  of  10,000  and 
over,  to  the  exclusion  of  any  other  authority.  Councils  whose  districts 
contains  less  than  10,000  inhabitants  may  adopt  the  Act  with  the 
consent  of  the  County  Council,  but  not  otherwise,  unless  so  determined 
by  the  Local  Government  Board.  [Sec.  9  (i)  p.  66,  App.] 
Advances  can  only  be  made 

(a)  To  residents  or  intending  residentsof  the  house  to  be  bought 
(i)  To  the  extent  of  four-fifths  of  the  market  value,  and  not 
exceeding  ;2^3oo. 

(c)  For  houses  of  the  value  of  ;^4oo  and  under. 

(d)  Where  the  value  of  the  house  is  sufficient,  the  title  clear, 

the  sanitary  condition  good,  and  also  the  state  of  repair. 

(e)  When  the  repayment  of  the  advance  has  been  duly 

secured  by  an  instrument  vesting  the  ownership  in  the 
local  authority,  subject  to  the  right  of  redemption  by 
the  applicant.    [Sees.  3  and  7,  pp.  64-65,  App.] 
The  Rate  of  Interest  is  not  to  exceed  one  half  per  cent,  above 
the  rate  at  which  the  local  authority  can  borrow  from  the  Public 
Works  Loan  Commissioners.    (At  present  3^  per  cent).    The  repay- 
ments may  be  spread  over  a  period  not  exceeding  30  years,  and  they 
may  be  paid  either  weekly  or  at  any  periods  not  exceeding  six  months. 
(a)  by  equal  instalments  of  principal,  or 
(d)  by  an  annuity  of  principal  and  interest  combined. 
Larger  sums  may  be  paid  at  any  time  after  one  months'  notice,  if 
the  purchasers  so  desire  [sec.  i,  p.  63,  App.] 

Conditions  of  Ownership. — Until  the  repayments  have  all  been 
made  the  house  is  held  under  the  following  conditions  : 
(a)  Punctual  payment  of  interest  and  principal. 
(i>)  The  owner  must  be  resident  in  the  house. 

(c)  The  house  must  be  kept  in  good  sanitary  condition  and 

repair,  and  satisfactorily  insured. 

(d)  The  house  must  not  be  used  for  the  sale  of  intoxicating 

drinks,  or  in  such  a  manner  as  to  be  a  nuisance  to 
adjacent  houses. 

(e)  The  local  authority  reserve  a  power  of  entry  at  all  reason- 

able times  to  secure  compliance  with  the  foregoing 
conditions.    [Sec.  3  (i)  p.  64,  App.] 
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A  register  must  be  kept  giving  full  particulars  as  to  advances  and 
the  houses  in  respect  of  which  they  are  made.    [Sec.  8,  p.  66,  App.] 

The  owner  may  transfer  his  interest,  subject  to  the  foregoing  con- 
ditions.   [Sec.  3  (2)  p.  66,  App.] 

Full  provision  is  made  for  taking  possession  of  the  house  by  the 
local  authority,  where  the  statutory  conditions  are  not  observed, 
and  also  for  the  sale  of  the  house  in  certain  emergencies.  fSec.  -i 
(3)  (4)  (5)-]  ^  ^ 

The  Expenses  of  the  local  authority  not  reimbursed  by  the 
receipts  under  the  Act,  must  not,  in  any  one  year,  exceed  the  proceeds 
of  a  penny  rate.    [Sec.  9  (4)]. 

The  Borrowing  Powers  are  those  under  sees.  233-244  of  the 
Public  Health  Act,  1875,  but  money  so  borrowed  is  not  to  be  reckoned 
as  part  of  the  debt  of  the  Council,  for  the  purpose  of  the  limitation  on 
borrowing  under  sec.  234  (2)  [pp.  80-81,  Aop.]  [Sec.  9  (5)  &  (6),  p. 
67  App.] 

Separate  Accounts  must  be  kept  and  all  capital  moneys  received 
or  retained  by  a  local  authority,  must  be  applied  in  repayment  of  debt, 
or,  as  directed  by  the  Local  Government  Board.    [Sec.  9,  p.  67,  App.] 

London  Borough  Councils  may  borrow  as  for  the  purposes  of  the 
Metropolis  Management  Acts,  1855  to  1898.   [Sec.  9  (10),  p.  67,  App.] 


Loans  Sanctioned. — The  following  statement  of  loans  sanctioned 
under  the  Act,  from  the  time  of  its  passing  up  to  the  loth  of  May, 
1902,  has  been  kindly  supplied  by  the  Local  Government  Board: 


Authority. 

Population. 

Amount 
Sanctioned. 

£ 

Amble,  U.D.C  

4,428 

280 

Barking  Town,  U.D.C.  ... 

21,547 

1,700 

Bedwellty,  U.D.C  

9.919 

750 

Birkenhead,  T.C. 

110,926 

950 

Cheriton,  U.D.C. 

5.957 

1,785 

Erith,  U.D.C  

25.295 

600 

Gillingham,  U.D.C. 

27.813 

4,788 

Ilford,  U.D.C  

41,240 

18,720 

Walthamstow,  U.D.C  

95.125 

1.350 

Waterloo,  with  Seaforth,  U.D.C. 

23,101 

300 

West  Ham,  T.C. 

267,308 

508 

Worcester,  T.C.  ... 

46,623 

440 

The  Town  Council  of  Dublin  also  proposed  to  borrow  ;^2o,ooo. 
The  above  loans  were  the  subject  of  no  less  than  31  separate  appli- 
-cations  and  sanctions.    There  is  room  here  for  reform. 


DETAILS  OF  THE  ILFORD  SCHEME. 


THE  ILFORD  SCHEME  OF  HOUSE  PURCHASE. 

Up  to  May,  1902,  very  few  local  authorities  had  adopted  the  Act, 
and  only  about  ^52,000  had  been  borrowed.  This,  however,  has  been 
largely  owing  to  the  fact  that  for  the  successful  working  of  the  Act  some 
"go-between"  is  necessary,  in  the  shape  of  an  enterprising  builder, 
company,  or  association,  whose  initiative  and  co-operation  are  of  extreme 
usefulness  in  properly  carrying  out  any  extensive  operations  under  the  Act. 
Such  co-operation  is  forthcoming  in  the  Urban  District  of  Ilford,  Essex 
(pop.  41,240),  where  nearly  half  the  inhabitants  are  owners  of  their  houses, 
owing  to  a  well-developed  purchase  system  carried  on  for  some  years  by 
private  enterprise.  Thanks  to  the  voluntary  efforts  of  the  council  and 
its  officers,  forwarded  by  lectures,  discussions,  letters  in  the  local  press, 
and  pamphlets,  a  further  step  has  been  taken  on  municipal  lines,  and  a 
very  successful  scheme  of  combined  municipal,  company,  and  individual 
enterprise  has  been  working  with  great  success,  and  has  resulted  in  loans 
having  been  applied  for  under  the  Act  to  the  extent  of  over  ^^20,000. 

It  will,  therefore,  be  of  interest  to  other  councils  if  some  detailed 
account  is  given  of  the  working  of  the  Ilford  scheme.  The  work  is 
done  by  a  special  committee  of  the  council,  consisting  of  six  members, 
assisted  voluntarily  by  the  clerk,  surveyor,  and  accountant. 

A  pamphlet,  entitled  "How  to  purchase  your  own  Houses,"  is 
issued  by  the  Council,  and  runs  as  follows : — 

The  Ilford  Urban  District  Council  is  empowered  under  the  Small  Dwellings 
Acquisition  Act,  1899,  to  make  advances  by  way  of  mortgage,  for  the  purpose  of 
enabling  residents,  or  intending  residents,  in  Ilford  to  acquire  Freehold  or  Leasehold 
Houses  on  the  following  conditions  : — 

The  Council  must  be  satisfied  that  the  applicant  resides,  or  intends  to  reside,  in 
the  house,  and  that  it  is  in  good  repair  and  satisfactory  sanitary  condition. 

The  owner  must  continue  to  reside  in  the  house,  keep  it  in  a  substantial  state  of 
repair ;  he  is  not  to  use  it  for  the  sale  of  intoxicating  liquors,  or  in  such  a  manner  as 
to  be  a  nuisance  to  his  neighbours. 

The  repayments  of  advances,  which  is  a  personal  liability  of  the  borrower,  may  be 
extended  from  one  to  twenty-one  years,  and  must  be  made  monthly,  including 
Principal  and  Interest. 

The  rate  of  interest  charged  for  advances  will,  until  further  notice,  be  3I  per  cent, 
on  the  balance  remaining  unpaid,  as  shown  in  the  printed  table  below. 

The  rate  of  interest  charged  is  governed  by  the  rate  at  which  the  Local  Authority 
can  at  the  time  borrow  from  the  Public  Works  Loan  Commissioners,  a  margin  of  Ten 
Shillings  per  cent,  being  allowed  in  addition  for  administration  expenses. 

The  sum  advanced  will  not  exceed  four-fifths  of  the  market  value  of  the  property, 
or  £^iS,o  in  the  case  of  Leaseholds  with  more  than  60  years  unexpired,  and  ;^'300  in 
the  case  of  Freeholds,  or  Leaseholds  with  99  years  unexpired  ;  nor  can  an  advance 
be  made  for  the  purchase  of  any  house  worth  more  than  ^400,  market  value. 

Repayments  are  due  on  the  first  Monday  in  the  month.  The  Council  will  require 
prompt  payment  of  instalments. 

The  Council  will  advance,  where  necessary,  a  fractional  part  of  ;iCioo,  and  the 
borrower  may,  at  any  of  the  usual  quarter  days,  after  one  month's  written  notice, 
redeem  the  whole  of  the  advance,  or  any  part  thereof,  not  being  less  than  Ten  Pounds, 
or  a  multiple  of  Ten  Pounds. 
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Survey. 

For  advances  in  all  cases   £i    i  q 

\  preliminary  fee  of  los.  6d.  must  be  sent  with  the  Application  Form  in  all  cases, 
and  will  be  allowed  for  if  the  advance  is  completed. 

Legal  Charges. 

^The  Solicitors  shall  investigate  the  title  to  all  property  proposed  for  morttraee. 
and  report  thereon  to  the  Council.  r    r    j  ir   r  b  b  » 

If  the  property  be  accepted,  he  shall  prepare  all  legal  documents  relating  thereto 
except  where  the  purchaser  is  obliged  to  have  all  or  any  documents  prepared  by  the 
Vendor  s  solicitor,  m  which  case  the  whole  of  such  documents  must  be  examined  and 
approved  by  the  Solicitors  to  the  Small  Dwellings  Acquisition  Act  Committee. 

Scale  of  Legal  Charges. 

Investigation  of  Title,  preparation  and  completion  of  Purchase  Deed,  in  all 
cases,  £i  2s.  od. 

Preparation  and  completion  of  Mortgage  Deed  (including  searches,  parchment, 
and  attendances  when  necessary),  in  all  cases,  £2  2s.  od. 

In  cases  of  large  Estates,  for  Investigation  of  Title,  etc.,  and  Preparation  of 
Mortgage  Deed,  etc.,  £t,  3s.  od.  inclusive. 

Registrations,  where  necessary,  Stamps,  Fees  to  Lessor's  Solicitor,  Search  Fees, 
or  other  extra  costs  incurred,  will  be  additional. 

Release  or  Redemption  in  the  form  prescribed  by  the 

Council           ...       ...       ...       ...       ...       ...  £q  5  o 

Transfer  of  Mortgage  from  one  person  to  another     ...  £z  2  o 

Transfer  of  Mortgage  from  Societies,  etc   £1  3  o 

A  Table  will  be  annexed  to  each  Mortgage  Deed  showing  clearly  the  details  as  to 
repayment ;  the  cost  of  which  will  be  Five  Shillings  in  each  case  where  an  advance 
is  made. 

All  applications  for  advances  must  be  made  on  the  Official  Forms  supplied  by  the 
Council,  and  a  Preliminary  Fee  of  los.  6d.  must  accompany  the  application. 

There  are  no  entrance  fees,  and  no  fee  is  charged  for  commission  or  redemption. 
A  charge  of  is.  will  be  made  for  Pass  Books. 

Forms  of  Application  and  further  particulars  may  be  obtained  at  the  Urban 
Council  Offices,  Cranbrook  Road,  Ilford,  between  9  a.m.  and  5  p.m.  daily,  except 
on  Saturdays. 


The  following  is  the  form  of  application : — 

Small  Dwellings  Acquisition  Act,  1899. 


No  

 1901. 


Sir, 

I  beg  to  forward  for  the  consideration  of  the  Council  the  following  Par- 
ticulars of  Property  as  Security  for  an  advance  of  £  ,  and  I  enclose  the 
Preliminary  Survey  Fee  of  ids.  6d. 

I  am, 

Yours,  etc., 


DETAILS  OF  THE  ILFORD  SCHEME. 


Form  of  Application— continued.   Particulars  to  be  supplied  by  Borrower. 
Situation  of  Property. 

Number  and  description  of  rooms.  Name  and  Address  of  Vendor. 

Is  the  Property  Freehold  or  Leasehold  ? 

If  Leasehold,  state  the  number  of  years  unexpired. 

If  original  Lease,  Under-lease,  or  assignment  of  Lease. 

Have  expenses  of  road-making  been  paid  ? 

Ground  rent  per  annum,  and  when  payable. 

To  whom?  Address. 

State  the  amount  for  which  the  premises  are  insured,  and  name  of  Office. 
Is  there  any  pipe  stove  on  the  premises  ? 
If  unoccupied,  what  is  the  fair  rental  ? 

Does  applicant  occupy  the  premises,  and  if  not  when  does  he  propose  to 

enter  into  occupancy  ? 
State  frontage  and  depth  of  ground  on  which  the  house  stands. 
Are  the  sanitary  arrangements  in  perfect  order? 
If  let,  does  the  landlord  or  tenant  pay  the  rates  and  taxes  ? 
Amount  assessed  to  Inhabited  House  Duty,  if  occupied. 
Poor  Rate  Assessment.  Is  the  Property  in  thorough  repair  ? 

State  amount  required  to  be  advanced.  Term  of  years. 

State  Purchase-money. 

State  (i)  if  the  applicant  is  over  twenty-one  years  of  age  ;  (2)  if  applicant 
has  been  a  bankrupt,  or  maJe  a  composition  with  his  creditors,  or  if 
any  judgment  exists  against  him. 

Name.  Address.  Occupation. 

On  the  back  of  this  form  the  following  particulars  are  shewn : — 

Application  for  Advance. 

Ledger  Folio    Advance  Folio  

Name  of  Borrower  


Situation  of  Properly  

Sum  applied  for,  £  

Term  of  Years  

Surveyor  instructed  

Surveyor's  Report  

Approved  by  Committee  

Report  to  Local  Government  Board  

Copy  to  Solicitor  

Surveyor's  Report. 

No. 


Monthly  Repayment. 

Total  Interest  

Total  to  Repay  

First  Payment  due... 

Amount  voted,  £  

Date  

Borrower  informed... 


Situation  of  Property  

Freehold  or  Leasehold  Ground  Rent  if  Leasehold. 


Clerk  to  Urban  District  Council. 

Date  

1.  Is  the  locality  in  which  the  Property  is  situated  improving? 

2.  Are  the  adjacent  premises  used  as  private  residences,  shops,  or  manufacturing 

premises  ? 

3.  Is  the  House  detached,  semi-delached,  or  in  a  terrace? 

4.  What  extent  of  ground  is  comprised  in  the  property?    What  is  the  frontage? 

5.  Is  the  House  well-built,  of  good  materials,  and  in  good  repair? 

6.  Is  the  roof  watertight,  and  is  it  well  constructed?    Is  it  slated  or  tiled,  and  is  it 

a  valley  or  a  span  ? 

7.  Is  the  drainage  satisfactory  ? 

8.  State  number  of  rooms,  and  how  distributed  ? 

9.  What  rent  do  you  think  might  fairly  be  expected  from  the  Property,  the  tenant 

paying  taxes  ? 

10.    What  do  you  consider  the  marketable  value  of  the  property? 
General  remarks  by  the  Surveyor. 

Signature   

Date   


6 
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Information  to  be  furnished  to  the  Local  Government 
Board  with  application  for  sanction  to  borrow  money : — 

1.  Name  of  Local  Authority. 

2.  Population  of  District  according  to  last  Census. 

3.  Rateable  Value  of  District  for  jmrposes  of  the  rate  applicable  to  the 

general  purposes  of  the  Public  Health  Acts. 

4.  Amount  of  proposed  advance. 

5.  What  are  the  agreed  terms  as  to 

(a)  Period  for  repayment?  and 
(6)  Rate  of  Interest  to  be  Paid  ? 

6.  Situation  and  description  of  House  in  respect  of  which  the  advance  is  to 

be  made. 

7.  Name  of  Resident. 

8.  Is  the  Property  Freehold  or  leasehold  ? 

9.  If  Leasehold,  what  is 

(a)  The  unexpired  period  of  the  Lease  ?  and 

(6)  The  Ground  Rent  ? 
ID.    What,  in  the  opinion  of  the  Local  Authority,  is  the  Market  Value  of  the 
Ownership,  and  on  what  is  the  opinion  based?    A  copy  of  any  valua- 
tion made  on  behalf  of  the  Authority  should  be  supplied. 

11.  What,  according  to  the  Rate  Book,  is 

(a)  The  Gross  Rental  ?  and 

(3)  The  Rateable  Value  of  the  Property  ? 

12.  Have  the  Local  Authority  satisfied  themselves  that  each  and  all  the 

requirements  of  Section  2  of  the  Act  have  been  or  will  be  complied 
with. 

Financial  Arrangements. — The  council  borrows  at  3:^  per  cent 
and  lends  at  3f  per  cent.,  chargeable  on  the  balance  remaining  unpaid 
each  month,  and  not  on  the  yearly  balance ;  a  distinct  benefit  to 
borrowers.  The  council  advances  four-fifths  of  the  market  value  of  the 
house  as  reported  by  the  surveyor  and  two  members  of  the  committee 
after  visit  and  inspection.  They  take  no  notice  of  what  the  purchaser 
might  give,  nor  what  the  vendors  say  they  are  worth,  or  even  offer 
them  at. 

The  following  tables  show  approximately  the  advantages  derived 
from  purcuasing  houses  under  the  council's  scheme  in  cases  where  the 
purchasers  provide  the  difference  between  the  purchase  price  and  the 
council's  loan. 

It  is  important,  however,  to  note  that  in  most  cases  the  amount  paid 
by  the  purchasing  tenant  does  not  make  either  him  or  the  council  the 
actual  owner  of  the  house,  but  only  of  an  interest  in  it,  inasmuch  as 
there  is  a  weekly  rent  for  all  time  of  from  1/6  to  3/6  a  week  payable  to 
the  owners  of  the  land  in  the  shape  of  ground  rent.  If  the  houses  are 
bought  freehold,  the  figures  are  not  quite  so  advantageous,  more 
especially  when  it  is  remembered  that  the  occupying  owner's  interest 
carries  with  it  all  the  liabilities  for  rates,  taxes,  and  maintenance. 

The  figures  are  given  fully  because  they  will  apply  to  other  municipal 
schemes  of  this  kind. 
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I, — Financial  Arrangements  for  Purchase  in  ai  Years. 


Market 
Value 

of 
House. 

Council  s 
Loan. 

i_^asn 
required 

Repayments 
made  to 
Council 
each  Year. 

Ground 
Rent. 

Total  Cost 
Yearly. 

—  "~ 

il(Sll- 

mated 
Rental 
Value. 

£ 

£ 

£ 

£  s. 

d. 

£ 

s. 

d. 

£  s. 

d. 

£ 

400 

300 

100 

20  14 

0 

8 

0 

0 

28  14 

0 

42 

380 

300 

80 

20  14 

0 

7 

0 

0 

27  14 

0 

36 

340 

270 

70 

18  13 

0 

7 

0 

0 

25  13 

0 

34 

300 

240 

60 

16  12 

0 

6 

10 

0 

23  2 

0 

32 

280 

220 

60 

15  4 

0 

5 

10 

0 

20  14 

0 

28 

250 

200 

50 

13  16 

0 

5 

0 

0 

18  16 

0 

26 

200 

160 

40 

II  I 

0 

4 

15 

0 

15  16 

0 

23 

180 

140 

40 

9  14 

0 

3 

15 

0 

13  9 

0 

20 

2, — Financial  Arrangements  for  Purchase  in  14  Years. 


Market 
Value 

of 
House. 

Council's 
Loan. 

Cash 
required 

Repayments 
made  to 
Council 
each  Year. 

Ground 
Rent. 

Total  Cost 
Yearly. 

Esti- 
mated 
Rental 
Value. 

£ 

£ 

£ 

£  s. 

d. 

£  s. 

d. 

£  s, 

d. 

£ 

400 

300 

100 

27  12 

0 

8  0 

0 

35  12 

0 

42 

380 

300 

80 

27  12 

0 

7  0 

0 

34  12 

0 

36 

340 

270 

70 

24  17 

0 

7  0 

0 

31  17 

0 

34 

300 

240 

60 

22  2 

0 

6  10 

0 

28  12 

0 

32 

280 

220 

60 

20  5 

0 

5  10 

0 

25  IS 

0 

28 

250 

200 

50 

18  8 

0 

5  0 

0 

23  8 

0 

26 

200 

160 

40 

14  15 

0 

4  '5 

0 

19  10 

0 

23 

180 

140 

40 

12  18 

0 

3  15 

0 

16  13 

0 

20 

The  following  is  the  Scale  of  Monthly  Repayments,  including 
Principal  and  Interest,  in  respect  of  each  ;^ioo  advanced  :  


Period  of 

Re- 
payment 
in  Years. 

If  Paid 
Monthly. 

If  Paid 
Yearly. 

Period  of 

Re- 
payment 
in  Years. 

If  Paid 
Monthly. 

If  Paid 
Yearly. 

£ 

s. 

d. 

£ 

s. 

d. 

£ 

s. 

d. 

£ 

s. 

d. 

I 

8 

10 

0 

102 

0 

0 

12 

0 

17 

4 

10 

8 

0 

2 

4 

6 

7 

51 

19 

0 

13 

0 

16 

3 

9 

15 

0 

3 

2 

18 

10 

35 

6 

0 

14 

0 

15 

4 

9 

4 

0 

4 

2 

4 

II 

26 

19 

0 

15 

0 

14 

7 

8 

15 

0 

5 

I 

16 

7 

21 

19 

0 

16 

0 

13 

II 

8 

7 

0 

6 

I 

1 1 

I 

18 

13 

0 

17 

0 

13 

4 

8 

0 

0 

7 

I 

7 

2 

16 

6 

0 

18 

0 

12 

9 

7 

13 

0 

8 

I 

4 

2 

14 

10 

0 

19 

0 

12 

4 

7 

8 

0 

9 

I 

I 

1 1 

13 

3 

0 

20 

0 

IX 

XI 

7 

3 

0 

10 

I 

0 

I 

12 

I 

0 

21 

0 

II 

6 

6 

18 

0 

I  X 

0 

18 

6 

II 

2 

0 
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SMALL  DWELLINGS  ACQUISITION  ACT, 


f  .u^'n^u^^^^^^  Council  With  Company.— The  proprietors 
of  the  Corbett  Estates  have  purchased  land  at  Downshall,  immediately 
adjoining  Seven  Kings' Station  on  the  G.E.R.,  and  at  Mayfield  (.,0 
acres),  where  the  Railway  Company  have  opened  a  new  station  in  the 
centre  of  the  property. 

They  give  special  facilities  for  enabling  the  council  to  carry  out  the 
Act  by  catering  on  these  estates  expressly  for  workmen  of  the  class  who 
may  be  expected  to  buy  their  own  houses.  The  freeholder  makes  the 
roads  and  pavements  in  accordance  with  the  directions  of  the  local 
board.  The  front  gardens  are  turfed,  and  trees  and  shrubs  are  planted 
Each  house  is  fitted  up  with  either  electric  or  gas  fittings,  and  variations 
trom  the  usual  styles  are  made  to  suit  the  purchaser.  A  most  effective 
arrangement  is  also  made  for  assisting  persons  with  a  very  small  amount 
of  cash  to  take  advantage  of  a  loan  from  the  council  under  the  Act 
The  Corbett  Estates  will  advance  part  of  the  balance  of  20  per  cent  of 
the  purchase  money  on  a  second  mortgage,  so  that  a  person  wishing  to 
buy  a  house  costing  ;^3o8  could  arrange  the  purchase  as  follows 
•  approximately) : — 

He  could  receive  a  loan  from  the  council  of      -  ^^235 

One  from  the  vendor  on  the  8  years'  instalment 
system  of  - 

And  his  cash  payment  would  thus  only  be 


His  annual  payments  would  be — 

For  14  Years.  For  21  Years. 

;^     s.    d.  £    s.  d. 

In  respect  of  the  council's  loan  21  2  5  1644 
In  respect  of  the  instalment  loan 

from  the  vendor     -          -880  880 

Ground  rent      -          -          -     6  i8    o  6  18  o 


8    5    ;^3i  10  4 


After  the  first  8  years  his  annual  payment  would  be  reduced,  in  the 
case  of  a  purchaser  taking  advantage  of  the  council's  14  years'  loan,  to 
;,^28  OS.  5d. ;  and  in  the  case  of  a  purchaser  taking  the  21  years'  loan, 
to  jC^S  2S.  4d. ;  while  after  a  further  6  years  in  the  first  case,  and  13 
years  in  the  latter  case,  he  would  have  no  burden  beyond  the  ground 
rent  of  i8s.  This  would  be  manifestly  a  very  great  saving  upon 
any  system  of  easy  payments  which  could  be  carried  out  by  a  vendor 
without  the  assistance  of  public  credit. 

The  Vendors'  Loan  would  be  repayable  with  Interest,  to  the 
Corbett  Estate  Offices  direct,  by  equal  quarterly  instalments  for  the 
first  8  years. 


HOUSES  PROVIDED  UNDER  SMALL  DWELLINGS  ACQUISITION 

ACT  AT  ILFORD. 


( By  peniiission  of  the  Corbett  Estates  Co.) 

This  illustration  shews  a  type  of  house  which  has  been  largely  erected  in  districts 
just  ou'side  London,  and  used  for  occupation  by  two  or  more  families  in  many  cases. 
They  are  specimens  of  houses  built  on  the  Corbett  Estate,  according  to  two  plans — 
A  and  B.  Class  A  plan  is  shewn  below.  Class  B  plan  is  somewhat  similar  to  that 
of  the  Richmond  Class  A  cottages.  The  houses  are  sold  on  a  999  years'  lease,  by 
the  procedure  described  in  pp.  145-149,  on  the  following  teims  : — 

Class  A,  Leasehold       -   £,2<fi  10   o— Ground  Rent       -  i  o 

Class  B,  Leasehold       -   ^^222   o   0 — Ground  Rent       -         16  0 


  PLfi.l^     ■  Pi./\N   


— -   SCAi.c     or  fccT   

o  4  10  £0  «o 


NG  TENANTS  LIMITED"  (Co-operative  Houses). 
Woodfield  Road,  Ealing,  W. 


Cost  of  Building  about  ^^^360  per  house.       (See  page  183 ). 


The  following  plans  aie  those  of  the  Class  B  houses  erected  on  the  Corbett  Estate 
as  referred  to  on  the  preceding  page,  where  the  elevation  is  shewn. 
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Approximate  cases  are  given  below  : 


Price 
of 
Houses. 

Council's 
Loan. 

Loan  by 
Vendor.  | 

required. 

Repayments 
made  to 

Council  for 
2x  Years. 

Repayments 
made  to 

Vendor  for 
8  Years. 

Ground 
Rent. 

Total  Cost. 

Rental 
Value. 

r 
x> 

£ 

£ 

£ 

£  s. 

d. 

£  s. 

d. 

£ 

s. 

d. 

173 

130 

25 

iS 

900 

4  4 

0 

3  16 

0 

17 

0 

0 

217 

170 

30 

17 

11  15  0 

5  I 

0 

4  16 

0 

21 

12 

0 

;^23^ 

260 

200 

35 

25 

13  16  0 

5  17 

8 

5  I 

0 

24 

14 

8 

;^28 

30S 

235 

45 

28 

16    5  0 

7  li 

4 

6  18 

0 

30 

14 

4 

£l'2. 

377 

290 

so 

37 

20    I  0 

8  8 

0 

7  I 

0 

35 

10 

0 

^36 

300 

65 

49 

20  14  0 

10  18 

2 

9  18 

0 

41 

10 

2 

;^42. 

The  above  figures  shew  clearly  that  with  a  small  initial  outlay  it  is 
cheaper  in  Ilford  to  buy  a  house  than  rent  one. 


The  prices  of  the  various  dwellings  range  from  ^^217  leasehold 
(999  years  at  about  ^5  ground  rent  per  annum),  and  ^^330  freehold, 
for  houses  containing  one  sitting  room,  kitchen  scullery,  three  bed- 
rooms, and  bathroom,  with  hot  and  cold  water  supply,  and  w.c.  It  will 
be  noticed  that  rates,  taxes,  and  repairs  have  to  be  added  to  the  fore- 
going annual  charges,  and  a  reasonable  amount  for  this  purpose  would 
be  about  one-half  the  amount  annually  paid  to  the  Council,  plus  the 
ground  rent,  thus  bringing  up  the  total  rent-purchase  cost  of  a  six-roomed 
house  to  15/-  per  week  inclusive,  for  21  years,  or  about  18/-  per  week 
for  14  years.  In  some  parts  of  England,  this  amount  would,  of  course, 
be  prohibitive,  but  in  and  near  London  it  would  in  many  cases  be  less 
than  the  actual  rent  payable  for  similar  accommodation. 

As  regards  total  repayments,  it  will  be  found  that  the  interest 
charged  by  the  average  Permanent  Building  Society  exceeds  the 
Council's  rates  by  43  to  74  per  cent.,  according  to  the  length  of  the  term. 

The  Cranbrook  and  Central  Park  Estate  Company  are  also  prepared 
to  assist  purchasers  to  acquire  houses  on  their  estates,  by  granting  special 
Loans  in  addition  to  the  Advances  made  by  the  Urban  District  Council. 

Similar  arrangements  are  contemplated  in  connection  with  other 
Building  Estates  in  Ilford. 

GENERAL  REMARKS  ON  THE  PURCHASE  SYSTEM. 

This  system  would  work  out  cheaper  and  better  in  Rural  Districts 
if  applied  in  conjunction  with  a  system  of  small  holdings. 

It  will  not,  however,  contribute  materially  to  a  solution  of  the 
housing  difficulty,  because — 

(a)  It  is  an  increase  in  the  number  of  Cottages,  and  not  a 
multiplication  of  Cottage  Owners  that  is  required. 

(3)  Only  a  minute  percentage  of  working  men  could  afford  to 
advance  even  a  fractional  part  of  the  purchase  money. 

(<r)  There  would  be  what  there  is  now  in  existing  houses  owned 
by  workmen,  a  danger  of  Repairs  being  inadequately 
done  and  Sanitary  Reforms  opposed,  especially  those 
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requiring  a  large  immediate  outlay.  This  was  shown  to  be 
the  case  in  a  village  near  Aberdeen,  where  the  enforcement 
of  necessary  sanitary  reforms  would  have  necessitated  the 
practical  bankruptcy  of  nearly  all  the  house  owning 
fishermen. 

(d)  The  workman  would  be  so  tied  to  the  one  locality  that  his  in- 
dependence would  seriously  suffer  and  his  enterprise  would 
be  destroyed,  while  the  necessary  industrial  freedom  and 
elasticity  of  trade  would  be  seriously  hampered  by  his 
"  settlement "  in  one  limited  area. 

The  objections  to  and  disadvantages  of  the  present  house-purchase 
system  are  gradually  forcing  themselves  upon  the  convictions  of  those 
who  have  been  most  earnest  and  energetic  in  promoting  this  form  of 
housing  activity,  and  we  find  philanthropists  like  Mr.  Cadbury,  of 
Bournyillej  workmen's  self-help  associations,  such  as  the  great  Co- 
operative  Societies,  and  well-informed  semi-state  organisations,  such  as 
the  great  German  Building  Societies,  becoming  more  and  more  alive  to 
the  need  for  retaining  possession,  if  not  of  the  whole  dwelling,  then  of 
a  substantial  or  controlling  interest  in  it,  especially  as  regards  the  site. 
As  any  form  of  supplying  healthy  dwellings  is  better  than  either  doing 
nothing  or  letting  new  slums  be  created  by  the  uncontrolled  jerry-builder, 
it  may  be  well  to  consider  one  or  two  proposals  for  getting  over  some  of 
the  objections  to  the  house  purchase  system. 

The  Local  Authority  should  be  the  Ground  Landlord, 
and  organise  Schemes. 

It  has  already  been  urged  that  in  order  to  secure  more  effective 
control  over  the  construction,  sanitation,  and  management  of  workmen's 
dwellings,  they  should,  in  future,  as  far  as  possible,  be  built  upon  sites 
of  which  the  Local  Authority  is  the  ground  landlord,  and  this  obviously 
applies  with  even  greater  force  in  the  case  of  dwellings  acquired  by 
means  of  Municipal  or  State-aided  Purchase  Schemes. 

The  local  authority  should  purchase  a  large  area  of  la^d  under  Part 
III  of  the  Act  of  1890,  and  after  laying  out  the  necessary  streets,  sewers, 
and  building  plots,  should  let  it  on  long  and  favourable  leases  to  any 
reputable  persons  or  companies  willing  to  build  dwellings  thereon  of  a 
prescribed  character.  In  many  cases  this  would  give  scope  for  the 
enterprise  of  ordinary  builders,  but  it  would  be  desirable  to  form  in 
every  town  or  district  a  semi-official  committee,  such  as  those  existing 
in  numerous  continental  towns,  to  arrange  for  the  actual  building  and 
disposal  of  the  dwellings,  and  to  provide  the  necessary  balance  of 
purchase  money  between  the  amount  advanced  by  the  municipality  and 
the  amount  possessed  by  the  tenant,  as  is  done  to  a  certain  extent  by 
the  Corbett  Estates,  and  by  several  co-operative  societies. 

There  are  many  reasons  why  comprehensive  and  concerted  schemes 
should  be  carried  out  in  every  district  for  the  supply  of  suitable  dwellings 
for  purchase  by  tenants  under  municipal  rather  than  private  ground 
landlords — 


THE  NEED  FOR  INTERMEDIATE  ORGANISATION.  t^t 

(1)  So  far  as  possible  the  mass  of  workmen's  dwellings  provided 

in  future  should  be  undertaken  not  so  much  from  the 
standpoint  of  mere  private  profit,  but  as  part  of  a  great 
work  of  national  regeneration,  with  a  view  to  secure  the 
health,  safeguard  the  pockets,  and  raise  the  housing  standard 
of  the  working  classes. 

(2)  Instead  of  encouraging  men  to  purchase  the  unregulated 

product  of  the  jerry  builder,  or  a  number  of  odd  houses 
scattered  here  and  there,  it  will  be  more  economical  to  pro- 
vide sites  and  buildings  within  a  manageable  area  and 
grouped  together  as  much  as  possible. 

(3)  The  land  being  bought  in  large   quantities  would  enable 

cheaper  and  larger  sites  to  be  let  or  sold  for  the  houses. 

(4)  By  building  on  a  large  scale,  the  houses  themselves  could  be 

produced  and  sold  more  cheaply. 

(5)  The  intermediate  company  could  probably  borrow  half  its 

necessary  capital  under  sec.  67  of  the  Act  of  1890,  and 
thus  the  annual  charges  on  capital  would  be  less. 

(6)  The  desire  to  make  big  profits  would  not  be  encouraged,  and 

less  return  would  be  looked  for  in  this  respect. 

(7)  Management  would  be  much  cheaper  if  a  large  number  of 

the  dwellings  were  established  together. 

Rent  Purchase  without  any  Initial  Payment  by  the  Tenant. 

If  municipalities  provided  the  dwellings,  schemes  could  be  devised 
for  a  system  of  purchase  by  rents  without  any  initial  payment.  This 
could  easily  be  done  by  an  adaptation  of  the  Irish  Land  Purchase  Act 
of  1885,  so  that  the  State,  through  Local  Authorities,  might  advance  to 
workmen  all  the  purchase  money  for  their  dwellings — the  advances  to 
be  repaid  by  instalments  in  the  form  of  rent  spread  over  a  term  of 
years.  The  working  of  this  for  a  long  term  of  years  can  be  easily  seen 
in  the  case  of  the  Richmond  Municipal  Cottages.  It  would  simply 
mean  that  instead  of  the  cottages  becoming  the  property  of  the  Cor- 
poration, they  should  be  given  to  the  tenants  at  the  end  of  42  years, 
provided  they  had  occupied  during  that  period  or  had  purchased^  or 
acquired  the  surrender  value  of  previous  tenants.  For  a  shorter  period 
of  repayment  the  weekly  instalments  would  of  course  have  to  be  pro- 
portionately increased  beyond  the  sum  of  4/6  per  week  at  present 
required  for  a  class  of  cottages,  and  an  allowance  would  be  needed  for 
repairs. 

Old  Age  Pensions  as  a  Rent  Charge, 

It  would  appear,  however,  that  the  object  of  the  purchase  schemes 
is  to  encourage  thrift  and  to  make  provision  for  future  needs,  so  the 
following  suggestion  is  put  forward,  for  what  it  is  worth,  as  an  alternative. 

Instead  of  actually  acquiring  their  cottages  by  paying  rent,  let 
workmen  receive  at  the  age  of  65,  or  at  the  end  of  the  period  of  the 
loan,  an  old  age  pension  in  the  form  of  a  rent-charge  on  the  cottages 
proportionate  to  the  number  of  years  they  have  been  in  occupation. 


VARIOUS  SUGGESTIONS  AND  SCHEMES. 


Thus,  a  tenant  of  the  Richmond  Class  A  cottages  who  now  pays 
1/4  per  week  in  his  ordinary  rent  towards  the  sinking  fund,  ought  at  ine 
end  of  42  years  to  receive  an  old  age  pension  of  5/-  per  week  in  the  form 
of  a  rent  charge  on  the  cottages,  while  a  tenant  who  may  have  occupied 
for  a  less  period  should  receive  a  proportionately  less  pension,  or  a 
certain  lump  sum  as  surrender  value.  The  practical  working  of  this, 
with  trifling  legislative  enactments,  would  be  easy,  and  the  principle' 
would  be  based  on  justice  to  the  workmen  without  cost  to  the  rate- 
payers, for  it  is  manifestly  unfair  that  workmen  should  buy  houses  for 
the  community,  as  is  being  done  in  all  those  municipal  housing  schemes 
under  Part  III,  which  are  not  charged  to  the  rates  so  far  as  the  sinking 
fund  is  concerned. 

The  Small  Dwellings  Acquisition  Company  (3,  Lothbury, 
E.C.),  with  a  capital  of  ;^ioo,ooo,  and  having  eight  Members  of 
Parliament  on  the  board  of  directors,  has  been  formed  to  act  as  an 
intermediary  agency  for  facilitating  advances  from  local  authorities  under 
the  Small  Dwellings  Acquisition  Act,  1899,  to  those  persons  who  are 
unable  to  find  the  margin  of  security  required  by  the  Act  (one-fifth  of 
the  purchase  money),  or  who  desire  to  have  a  house  provided  which  is 
not  already  in  existence.  The  company  intends  to  carry  on  operations 
in  various  parts  of  the  country,  but  particularly  in  the  various  suburbs 
of  London,  and  will  not  only  construct  houses  and  lend  money  to 
intending  purchasers,  but  will,  in  approved  cases,  re-purchase  or  exchange 
houses  in  the  case  of  workmen  removing  from  one  place  to  another. 

A  freehold  site,  sufficient  for  90  dwellings,  has  been  bought  for 
^^4,050,  within  ten  minutes'  walk  of  Bush  Hill  Park  Station,  on  the 
G.E.R.,  about  ten  miles  from  Liverpool  Street,  E.C.  Workmen's 
tickets  will  be  issued  to  London  at  a  return  fare  of  twopence. 

Freehold  houses  are  to  be  sold  in  one  of  the  three  following  ways:- 

(1)  By  the  purchaser  at  once  taking  advantage  of  the  Act,  borrowing  four-fifths 

of  the  value  of  the  house  from  the  local  authority,  and  the  remaining 
one-fifth  from  the  Company. 

(2)  By  the  purchaser  paying  5  per  cenc.  of  the  purchase  price  on  signing  the 

agreement  to  purcliase;  borrowing  95  percent,  from  the  Company;  and 
when  he  has  reduced  his  indebtedness  to  four-fifths  of  the  value  of  the 
property,  to  apply  to  the  local  authority  for  a  loan  under  the  Act, 
repayable  over  a  period  not  exceeding  30  years. 

(3)  By  the  purchaser  paying  5  per  cent,  of  the  purchase  price  on  signing  the 

agreement  to  purchase,  and  borrowing  95  per  cent,  from  the  Company, 
paying  5  per  cent,  per  annum  on  the  balance  remaining  due  at  the  close 
of  each  year. 

Cottages  are  being  provided  to  sell  as  freehold  for  ;^2g'j,  ;^si2,  and 
jCs28  respectively.  The  local  authority,  it  is  assumed,  would  provide 
^21"]  of  this  amount,  on  a  first  mortgage  at  3!  per  cent,  for  30  years; 
the  company  finding  ^£62,  or  more,  on  a  second  mortgage,  with  repayments 
spread  over  8  years;  the  balance,  ^17  8s  ,  or  less,  being  found  by  the 
purchaser.  The  weekly  payments  for  the  first  8  years  would  be  8/4,  and 
for  the  next  22  years  4/8,  with  2/-  per  week  for  rates  and  taxes.  These 
rent-purchase  charges  are  below  the  ordinary  rents  of  the  district. 


FINANCES  OF  MUNICIPAL  HOUSING  SCHEMES. 


153 


SECTION  IV. 

WHAT  OUGHT  TO  BE  DONE 

AND   HOW  TO   DO  IT. 


CHAPTER  XIII. 


MUNICIPAL  HOUSING  SCHEMES. 
FINANCIAL  AND  PRACTICAL  INFORMATION. 

It  has  been  shown  that  only  about  ^2,000,000  has  been  spent  on 
Municipal  Workmen's  Dwellings,  owing  to  the  numerous  obstacles 
opposed  by  red  tape  and  hostile  interests.  Until  recently,  these 
dweUings  were  only  constructed  in  those  places  and  under  those  con- 
ditions from  which  private  enterprise  held  aloof,  on  the  ground  that  it 
would  not  pay.  The  mere  fact  of  there  being  any  financially  successful 
municipal  housing  schemes  under  the  present  harassing  restrictions  is  a 
remarkable  testimony  to  the  great  care  that  has  been  exercised  in  trying 
to  do  good  work  with  fettered  hands,  and  is  a  happy  augury  for  great 
success  in  the  future,  if  Parliament  can  be  induced  to  give  local 
authorities  the  proper  facilities  they  are  asking  for. 

In  spite  of  all  drawbacks,  however,  so  much  useful  experience  has 
been  gained,  that  a  statement  of  the  financial  and  practical  facts, 
facilities,  and  difficulties,  relating  to  the  work  already  done,  may  be 
useful  in  order  to  show  what  to  imitate,  and — not  less  important — what 
to  avoid. 

HOW  TO  PREPARE  A  MUNICIPAL  HOUSING  SCHEME. 

The  great  financial  problem  in  all  schemes  for  Municipal  Work- 
men's Dwellings,  is  how  to  provide  dwellings  at  low  rents,  without 
imposing  any  additional  burden  on  the  local  rates. 

Factors  which  Determine  Rents. — In  order  to  see  how  this 
can  be  done  in  any  district,  it  will  be  necessary  to  ascertain  what  pro- 
portion of  the  rent  has  to  be  obtained  to  meet  each  item  of  the  capital 
outlay  and  the  working  expenses,  and  how  to  cut  each  of  these  down  to 
the  lowest  possible  amount.  If  the  scheme  is  to  be  self-supporting,  the 
rents  must  be  sufficient  to  meet  the  annual  charges  in  respect  of 

( I )  Interest  on  Capital  outlay  for 

(a)  Cost  of  Site,  varying  from  ^4  to  £i,o  per  room. 

(b)  Cost  of  Roads,  Sewers,  etc. ,  varying  from  £0,  to  ^40  per  room. 

( c)  Cost  of  Building,  which  varies  from  ;^35  per  room  for  country  cottages, 

;^I3S  per  room  for  the  most  expensive  London  County  Council 
Block  Dwellings. 

GI 


154 


FACTORS  WHICH  DETERMINE  RENTS. 


(2)  Working  Expenses,  which  vary  from  25  to  45  per  cent,  of  the 
gross  rent,  and  consist  of 

(a)  Repairs— a  fairly  constant  factor ;  average  about  one-tenth  of  the  gross 

rent. 

(b)  Management  and  Sundries— a  fairly  constant  factor  ;  average  about  one- 

twenty-fifth  of  the  gross  rent. 

( c)  Rates,  Taxes,  and  Insurance,  varying  according  to  the  district  from  <jne- 

eighth  to  one-fourth  of  the  gross  rent. 

In  proportion,  as  the  above  are  reduced,  the  rents  can  be  lowered. 

Analysis  of  Rents  of  Richmond  Scheme.— In  the  Rich- 
mond Scheme,  which  may  be  taken  as  fairly  typical  of  how  Suburban 
Housing  will  work  financially  under  similar  conditions  as  to  loans,  the 
following  particulars  show  what  is  done  with  the  weekly  rents  of  a  six- 
roomed  cottage,  and  how  they  meet  the  various  expenses  of  Building 
and  Management,  etc. : — 

Per  100  square 
feet  of  room 
floor  space 
7/9  Cottages,  throughout. 
Interest — (about  four-ninths  or  0*439  of  rent)  s.   d.      s.  d. 

on  Cost  of  Buildings     ...       -     i)er  week     30  06^ 
„        Site  of  houses  and  gardens   -         „  o    54     o  i 

Site  and  construction  of  roads 

and  sewers    ...  02^00^ 
Repairs — (about  one-ninth  or  o'l  12  of  rent)  -         „  o  10       o  i| 

Rates,  Taxes,  and  Insurance — (about  one-fifth 

or  0-200  of  rent)  1603 

Management  and  Sundry  Expenses — (about 

one-thirtieth  or  o"30  of  rent)         -       -  0300^ 
Profit — (about  one-fifth  or  0'200  of  rent) 

(a)  To  sinking  fund  1403 

(b)  To  reserve       -  0200 


7    9  14 


The  interest  on  cost  of  buildings  alone  takes  two-fifths  of  the  rent ; 
on  cost  of  fences,  about  i|d. ;  drains,  ^d. ;  paving  yards,  |d. ;  and. 
sundry  initial  expenses,       per  week. 

Carrying  the  analysis  further,  it  will  be  seen  by  reference  to  pp.  124 
and  125,  that  the  rent  on  the  labour  cost  of  the  cottages  was  about  2|d. 
per  100  square  feet  per  week;  or  in  the  case  of  a  six-roomed  cottage, 
IS.  3d.  per  week ;  and  in  the  same  way  the  various  percentages  in  the 
last  column  of  the  tables,  will  indicate  what  proportion  of  the  3s.  per 
week  for  cost  of  building  should  be  allocated  to  the  various  items. 

COST  OF  SITE. 

The  first  item  of  capital  outlay  to  be  considered  is  the  cost  of  site ; 
hence  it  is  necessary,  in  the  first  instance,  to  look  out  for  a  cheap  site, 
i.e.,  a  low  purchase  price  per  square  yard. 

There  are,  however,  other  factors  in  the  cost  of  site  besides  the 
mere  purchase  price  of  land.  The  nature,  position,  and  shape  of  the 
site  may  materially  affect  the  cost  of  its  subsequent  development. 

For  example,  a  site  adjacent  to  a  road  and  sewer  already  made,  will 
save  a  considerable  outlay  on  these  two  items,  amounting  to  as  much  as 
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_;^3oo  or  even  ;^i,ooo  per  acre.  Similarly,  a  site  on  irregular  or 
difficult  ground  may,  and  frequently  does,  involve  much  additional 
expense  in  the  shape  of  extra  foundations.  In  the  case  of  some  of  the 
Hornsey,  Richmond,  and  London  County  Council  Cottages,  this  extra 
outlay  has  been  nearly  equal  to  the  cost  of  the  site  itself.  The  shape 
of  the  site  is  veiy  material,  not  only  because  it  regulates  the  quantity 
of  waste  land,  but  also  on  account  of  its  influence  in  the  arrangement, 
shape,  and  consequent  cost  of  the  building  itself. 

A  number  of  figures  are  given  in  the  table  on  page  175,  shewing 
how  prices  run  in  typical  districts  in  various  parts  of  the  country. 

The  cost  of  land  used  for  schemes  already  carried  out,  has  varied 
very  considerably.  Where  slum  areas  have  been  cleared  under  Parts  I 
and  II  of  the  Act  of  1890,  prices  of  sites  for  re-housing  in  central 
districts  have  ranged  from  £,1  to  £22  per  square  yard,  but  in  the 
majority  of  cases  have  fluctuated  between  £-7)  ^"^^  £^  P^"^  square  yard. 
It  has,  however,  been  customary  to  write  down  the  cost  of  these  sites  to 
what  is  called  housing  valuation,  a  sum  varying  from  los.  to  £,2) 
square  yard,  and  being  from  one-third  to  one-tenth  of  the  actual  cost. 

The  chief  figures  are  as  follows  : — 

Actual  Cost  of  Site  per  square  yard. 

London  :                              s.  d. 

Ann  Street,  Poplar      ...  2  13  3 

Hughes  Fields,  Deptford  3  17  O 

Boundary  Street          ...  4  12  7 

Falcon  Court,  Southwark  4  17  9 

Cable  Street,  Shadwell...  5  11  7 
Churchway,  St.  Pancras  609 

Mill  Lane,  Deptford    ...615  8 

Brookes  Market,  Holbom  8  13  7 

Reid's  Brewery  Site     ...13  16  10 

Clare  Market   22  10  3 

Sites  of  Block  Dwellings. — In  the  case  of  twelve  schemes  in 
London  about  5,000  rooms  were  erected  in  block  dweUings,  on  sites 
costing  £i2S  per  room,  and  valued  for  housing  purposes  at  £22 
per  room.  Of  these  sites,  12  per  cent,  were  valued  at  less  than  ^10 
per  room  ;  20  per  cent,  between  ;^io  and  ;,^2o  per  room ;  and  68  per 
cent,  between  ;^2o  and  ;^25.  The  average  site  area  per  room  was 
about  25  square  yards. 

In  Manchester,  the  actual  cost  of  the  sites  of  787  rooms  in  block 
dwellings  was  about  £64  per  room,  and  the  housing  valuation  worked 
out  at  an  average  of  £()  per  room.  The  site  area  was  about  18^  square 
yards  per  room.  In  Liverpool,  the  housing  valuation  was  about  £n\ 
per  room,  and  the  site  area  about  13^  square  yards  per  room.  In 
Glasgow,  the  ground  rent  absorbs  about  14  per  cent,  of  the  rent. 

Sites  of  Tenement  Houses. — The  housing  valuation  of  the 
sites  of  1,750  rooms  in  provincial  tenement  houses  worked  out  at  about 
;^i3  per  room,  and  the  site  area  was  about  23  square  yards  per  room. 
The  actual  cost  of  the  sites  of  816  of  these  rooms  worked  out  at  105 
per  room. 


£  s. 

d. 

Glasgow  

/    I  10 

•••  I  to  6  ID 

0 

0 

Edinburgh 

3  0 

0 

Manchester 

f  20 
"•  \  to  5  17 

0 

6 

Birmingham 

f       I  ID 

•••  \  to  I  18 

0 
0 

Sheffield  

...        3  8 

0 

Salford  ... 

/       I  ID 

■■■  L  to  4  16 

0 
3 

COST  OF  COTTAGE  SITES  (PART  III). 


The  additional  dwellings  erected  under  Part  III,  as 

opposed  to  the  substitutional  dwellings  just  dealt  with,  are  nearly  all 
cottages  or  cottage  flats,  and  the  full  cost  of  the  sites  (averaging  about 
;j^i,2oo  per  acre),  as  well  as  everything  else,  is  charged  against  the 
scheme. 

In  the  case  of  about  8,000  rooms  in  cottages  and  cottage  flats,  the 
actual  cost  of  sites  was  nearly  per  room,  and  the  average  site  'area 
was  40  square  yards  per  room. 

Of  these,  20  per  cent,  were  on  sites  in  or  near  crowded  centres  of 
population,  and  cost  over  ;^io  per  room,  having  a  site  area  of  only 
29  square  yards  per  room ;  35  per  cent,  were  on  sites  in  suburban 
districts  just  outside  London,  where  the  site  cost  per  room  averaged 
about  per  room,  or  ;r^9oo  per  acre,  and  the  site  area  about  45  square 
yards  per  room.  The  remaining  45  per  cent.,  in  provincial  boroughs 
and  urban  districts,  cost  about  ;^75o  per  acre;  £Z  per  room;  and 
had  a  site  area  of  50  square  yards  per  room. 

Some  typical  figures  in  this  connection  are  as  follows : — 


Cost  price  of 

land  per 
square  yard 
without  roads 
and  sewers. 

Town.  s.  d. 

Barking  Town  -20 

Barnes     -  -30 
Brentford  - 

Ealing      -  -    3  4 
Erith 

Hornsey  -  -    3  3- 

Richmond  -    3  3 


Cost  price  01 

land  per 

square  yard 

with  roads  and 

sewers  made. 

s.  d. 

Town. 

4  0 

West  Ham 

4  6 

Bognor 

II  I 

Folkestone 

5  4 

Llandudno 

5  0 

Manchester 

5  3 

Plymouth 

4  8 

Cost  price  01   Cost  price  of 

land  per  land  per 

square  yard  square  yard 
without  roads  with  roads  and 
and  sewers.     sewers  made. 

S.  d.  S.  d. 

-  6   9  90 

3  loi 

-  2  4  46 
-50  73 

-  7   7  II  6 

-  2  9 


The  tendency  now  is  to  buy  land  nearer  the  agricultural  districts, 
and  the  average  prices  paid  by  local  authorities  for  land  not  yet  built 
upon,  are  as  follows  : — 

Ptice  per  Price  pef 

square  yard.  square  yard. 

London  County  Council :  s.  d.  s.  d. 

Tooting       38 J  acres  at  5    o  West  Ham  12  acres  -  at  i  8 

Norbury       31      „.  -  at  2    8  Sheffield  100  -  at  o  8 

Tottenham  225      „.  -  at  i    7  Manchester  238  -  at  o  8 

Figures  as  to  the  cost  of  agricultural  land  are  also  given  on 
page  175. 

The  Cost  of  Roads  and  Sewers  is  given  in  the  tables  on 
pp.  68-69,  and  in  the  case  of  roads,  40  to  45  feet  wide,  is  shewn  to  be 
per  lineal  yard  at  Hornsey  (45  feet)^  and  5s.  per  lineal  yard  at 
Richmond  (40  feet).  The  roads  and  sewer  cost  of  development,  etc.,  per 
square  yard  of  site  may,  however,  be  obtained  from  the  above  figures  by 
deducting  the  cost  of  the  undeveloped  site  (first  column)  from  its  cost 
when  provided  with  roads  and  sewers  (second  column).  The  variations 
in  cost  per  square  yard,  depend  a  good  deal  upon  the  shape,  position, 
and  nature  of  the  land,  but  with  ordinary  cottage  schemes  it  averages 
about  2  /-  per  square  yard  of  site  developed. 
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COST  OF  BUILDING. 

This  is  the  most  serious  item  of  outlay  to  be  considered  in  future 
schemes.    It  has  been  far  too  high  in  the  past  owing  to — 

(a)  The  erection  of  the  wrong  type  of  dweUing. 
(d)  Certain  unnecessary  regulations  of  the  Local  Government 
Board. 

(c)  Expensive  designs  and  specifications. 

The  increase  in  the  price  of  materials  and  labour,  and  in  the 
requirements  of  sanitation  have  tended,  and  are  lending,  to  force  the 
cost  still  higher. 

How  the  type  of  Dwelling  affects  the  Cost  of  Building. — 

It  has  already  been  pointed  out  that  some  municipalities  have 
endeavoured  to  lessen  the  site  cost  per  room  by  building  several  storeys 
high,  but  this  plan  is  generally  false  economy  —what  is  gained  on  the 
site  cost  being  more  than  lost  by  additional  building  outlay.  Tall 
buildings  of  the  block  type  cost  as  much  as  ^50  per  room  more  than 
low  buildings,  so  that  six  rooms,  one  above  the  other  in  a  block 
dwelling,  would  cost  about  ;£6oo,  whereas  the  same  number  of  rooms 
can  be  provided  in  a  two-storey  cottage  for  ;!^3oo. 

It  must,  therefore,  be  obvious  that,  assuming  200  rooms  to  the  acre 
as  the  average  of  block  dwellings,  and  100  rooms  to  the  acre  as  the 
average  of  cottage  dwellings,  200  rooms  of  the  block  type  would  throw 
an  extra  cost  on  the  scheme  of  about  ^10,000  for  building  as  against 
200  rooms  of  the  cottage  type ;  and  the  only  large  economy  as  a  set-off 
against  this  would  be  the  cost  of  the  extra  acres  of  land  required  for 
the  cottage  dwellings.  In  other  words,  with  land  costing  less  than 
;;^io,ooo  per  acre,  it  is  very  dubious  economy  to  try  and  get  an  extra 
number  of  rooms  to  the  acre  by  building  tall  dwellings. 

The  common  standard  of  comparison  is  the  cost  per  room,  and 
■details  of  the  various  schemes  are  given  on  pp.  68-79  83-84;  but  as 
the  rooms  are  of  varying  sizes,  it  is  necessary  to  obtain  a  more  reliable 
measure  of  economy  in  construction  and  management,  hence  it  is 
sometimes  useful  to  compare  the  cost  of  the  floor  area  of  accommoda- 
tion provided  in  the  various  rooms,  exclusive  of  passages  and  staircases. 
The  unit  of  comparison  on  these  lines  is  the  square  containing  100  square 
feet,  because  this  area  with  a  height,  of  8  feet,  which  is  the  minimum 
in  any  municipal  dwelling,  gives  a  cubic  space  of  800  cubic  feet,  the 
customary  allowance  for  two  adults  in  dweUing  rooms. 

Broadly  speaking,  it  may  be  said  that  it  is  fortunately  more  costly  to 
build  a  dwelling  of  an  unhealthy  type  than  it  is  to  build  one  of  a  healthy 
type;  so  we  find  that,  other  things  being  equal,  a  sm.all  room  costs  more 
per  square  foot  than  a  large  one ;  a  small  house,  i.e.,  a  house  with 
a  small  number  of  rooms,  costs  more  per  square  than  a  large  one  ;  and 
a  large  building,  divided  into  an  unduly  large  number  of  separate 
dwellings,  costs  more  per  square  than  a  building  with  fewer  divisions. 
The  following  table,  giving  particulars  of  certain  typical  dwellings,  speaks 
for  itself,  and  shews  in  the  last  column  which  dwellings  are  actually 
the  cheapest. 
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COST  OF  VARIOUS  TYPES  OF  BUILDING. 


Average  size 
per  room. 


Cost  per  Cost  per 
room,    loo  sq.ft. 


Block  Dwellings. 

Victoria  Square,  Liverpool  ... 

Juvenal  Street  „   

Oldham  Road,  Manchester  

Pollard  Street  „   

Tenement  Houses. 

Gildart's  Gardens,  Liverpool ... 
Dryden  Street  „ 
Kempston  Street  „ 
Sanitary  Street,  Manchester  ... 

Cottage  Flats. 

Arley  Street,  Liverpool   

Milk  Street,  Birmingham 
Manor  Grove,  Richmond 
Savage  Gardens,  East  Ham  ... 

Cottages. 

Manor  Grove,  Richmond,  6  rooms,  with  scullery 

„  „       5  rooms  „ 

„  ,,4  rooms  „ 

George  Leigh  Street,  Manchester,  5  rooms, 

no  scullery 

Coppice  Road,  Nottingham,  5  rooms,  with 
scullery... 

As  the  heights  of  these  rooms  vary  from  8  feet  6  inch  to  9  feet,  the 
figures  in  the  last  column  give  the  approximate  cost  per  1,000  cubic 
feet  of  room-space,  including  separate  sculleries. 

The  extra  cost  per  room  of  cottage  flats  and  tenement  dwellings  is 
due  to  stairs  and  fire-proof  floors.  Thus  the  back  stairs  alone  of  the 
Brentford  flats  cost  ^22  per  house.  The  low  cost  per  room  of  the 
East  Ham  cottage  flats  is  largely  due  to  the  stairs  and  floors  being  of 
wood,  instead  of  stone  and  iron  as  in  other  cases. 

How  unnecessary  building  regulations  add  to  the  cost 
of  building. — It  is  generally  agreed  that  a  third  bedroom  is  highly 
desirable  in  many  workmen's  cottages,  and  this  can  be  provided  most 
cheaply  by  constructing  an  attic  bedroom,  so  as  to  utilise  the  space  in 
the  roof ;  but  where  this  has  been  done,  as  at  Manchester,  the  walls  up 
to  the  first  floor  have  had  to  be  increased  50  per  cent,  in  thickness, 
owing  to  the  unnecessary  restrictions  of  the  Local  Government  Board 
bye-laws.  This  means  an  uncalled  for  extra  outlay  of  about  ^^20  per 
house.  Another  irksome  restriction  is  that  which  in  some  districts 
requires  the  party  walls  of  cottages  to  be  carried  through  the  roofs. 
It  will  be  seen  from  the  various  illustrations  that  though  this  has  not 
been  done  at  Manchester  or  Richmond,  it  has  been  required  at  Hornsey, 
thus  costing  nearly  ^^lo  more  per  house,  besides  breaking  up  the  roof, 
so  as  to  risk  letting  in  water  to  cause  dampness. 
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66 
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81 
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83 
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98 

71 
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35 
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67 
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60 

160 

83 

52 
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00 

44 
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41 
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65 

50 
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54 

36 
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46 

43 

116 

49 

42 

IIO 

55 

50 

140 

65 

47 

144 

50 

40 
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The  byelaw  which  requires  a  concrete  wall  for  a  two-storey  cottage 
to  be  12  inch  thick,  instead  of  9  inch  thick,  as  in  the  case  of  a  brick 
wall,  is  quite  unnecessary,  for  if  the  wall  is  properly  constructed  of  9  inch 
concrete,  it  will  be  far  stronger  than  is  needed  for  any  ordinary  cottage. 

The  unnecessarily  heavy  construction  of  outbuildings,  sculleries,  and 
offices,  with  9  inch  walls,  is  another  item  of  wasted  outlay.  Patent  iron 
and  concrete  walls,  3  inch  thick,  might  very  well  be  substituted  in  these 
cases,  thus  economising  space  and  money. 

How  difficult  plans  and  undue  stringency  of  specification 
increase  the  cost  of  building.— Economy  in  design  is  a  vital  point 
in  workmen's  dwellings,  and  this,  coupled  with  the  nature  of  the 
specifications,  has  much  to  do  with  wide  variations  in  the  cost  of 
dwellings  of  the  same  type.  The  introduction  of  too  many  corners  in 
the  walls,  and  too  many  breaks  in  the  roofs,  is  one  frequent  cause  of 
extra  expense.  Buildings  on  the  square  plan,  with  everything  under 
one  roof,  are  cheaper  than  those  with  back  additions.  Some  kinds  of 
ornamentation  are  very  expensive  without  being  really  artistic.  The 
specification  of  certain  fads  and  patented  articles  in  the  materials  used 
is  a  fruitful  cause  of  heavy  outlay.  When  this  is  done,  the  builder 
cannot  go  to  the  cheapest  market  and  secure  the  advantages  of  com- 
petitive prices  from  the  merchants,  but  it  is  a  case  of  the  purveyor  of  the 
article  having  a  monopoly,  and  being  able  to  quote  his  own  price, 
sometimes  to  competing  purchasers,  in  the  shape  of  the  different  builders 
who  are  tendering  for  the  work  in  question.  Perhaps  the  greatest 
difficulty,  however,  in  the  way  of  cheap  municipal  buildings  is  the 
pedantic  insistence  upon  absolute  flawlessness  in  make  and  appearance 
of  materials,  such  as  timber  and  bricks  used  by  the  contractors.  Many 
bricks,  for  example,  are  used  in  the  Rowton  houses  which,  although 
strong  and  good,  have  sHght  technical  defects  in  some  cases,  which 
would  cause  them  to  be  rejected  by  the  London  County  Council,  or 
sorted  out  with  such  difficulty  that  a  much  heavier  charge  has  to  be 
made  by  the  various  merchants,  and  a  much  greater  margin  of  risk  or 
uncertainty  allowed  for  by  contractors. 

It  is  not  suggested  for  an  instant  that  inferior  construction  or 
materials  should  be  permitted  or  encouraged,  but  there  are  many  non- 
essential matters,  such  as  those  above  mentioned,  which  add  unnecessarily 
to  the  cost  of  building  municipal  dwellings,  but  do  not  secure  thereby 
any  greater  sanitary  benefit. 

How  increased  prices  of  labour  and  material  affect  the 
cost  of  building. — -The  increase  in  the  price  of  materials  and  labour 
is  a  serious  one,  and  the  following  comparison  between  the  first  and 
second  Richmond  schemes,  in  1894  and  ,1900  respectively,  will  shew 
that  this  is  a  difficulty  which  has  to  be  faced. 

1894  1900 

Stock  bricks,  per  1,000  delivered      ...         35/-  4?/- 
„    brickwork,  per  rod       ...        ...   ;^i2  los.  los. 

Grizzles     „  „   13s.  £16 

Fir  sawn  in  roof  joists,  etc.,  per  cub.  ft....       i/io  2/1 
Yellow  batten  flooring,  per  square     ...        15/6  18/10 
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These  comparisons  being  made  between  the  prices  of  the  same  builder, 
m  the  same  town,  and  for  the  same  class  of  work,  afford  a  clear  and 
typical  illustration  of  the  rise  in  prices.  It  is  well  to  point  out  that  the 
mcrease  in  the  price  of  brickwork  was  due  to  a  kind  of  corner  in  bricks 
established  in  London  during  1898  and  1901,  and  although  some 
portion  of  the  increase  was  undoubtedly  attributable  to  the  greater  cost 
of  labour,  much  more  was  caused  by  the  enhanced  profits  derived  by 
manufacturers  from  the  inflated  prices  obtained  by  "cornering"  the 
supply  of  materials.  Incidentally,  it  may  be  mentioned  that  while 
Fletton  bricks  could  be  bought  at  15/- per  1,000,  the  cost  of  conveyance 
under  our  absurd  .system  of  railway  rates  and  communication  would 
have  been  no  less  than  18/-  per  1,000 ;  that  is,  120  per  cent,  more  than 
the  cost  of  the  bricks  themselves. 

An  analysis  of  the  cost  of  building  the  Richmond  cottages  is  given 
in  some  detail  on  pp.  123  and  124,  and  it  will  be  seen  that  most  of  the 
expenditure  was  upon  the  actual  carcase  of  the  house,  so  that  what  is 
wanted  is  some  ingenious  substitute  for  brickwork  and  timber,  which 
will  enable  either  the  walls  or  the  roof,  or  the  floors,  or  all  of  them,  to 
be  constructed  cheaply  and  easily  in  much  the  same  way  as  iron 
buildings,  ships,  and  machinery  are  put  together.  In  rural  districts,  the 
use  of  some  local  material,  such  as  has  often  been  used  in  the  past, 
might  be  most  suitable;  but  here,  again,  in  many  cases,  the  Local 
Government  Board  bye-laws  would  come  in  to  check  the  experiment. 

These  and  other  matters  affecting  the  cost  of  construction  are  dealt 
with  in  a  subsequent  chapter. 

LOAN  CHARGES. 

Considerable  misunderstanding  seems  to  exist  in  the  minds  of  many 
people  as  to  the  effect  upon  the  local  rates  of  the  expenditure  of  a  large 
sum  in  buying  land  and  building  dwellings  thereon,  so  it  is  necessary  to 
point  out  that  when  a  housing  scheme  is  being  carried  out,  the  money 
necessary  to  purchase  the  land  and  buildings  is  not  taken  out  of  the  rates, 
but  is  borrowed  on  the  credit  of  the  municipality  for  a  period  of  thirty, 
forty,  fifty,  or  sixty  years,  as  the  case  may  be ;  and  an  agreement  is 
entered  into  to  pay  interest  on  the  capital  amount  until  the  end  of  the 
loan  period,  when,  in  effect,  the  whole  sum  has  to  be  returned  to  the  lender. 

The  next  step,  therefore,  after  having  reduced  the  capital  outlay  to 
as  small  a  sum  as  possible,  is  so  to  arrange  the  loan  as  to  make  the 
annual  charges  in  respect  thereof  as  low  as  possible.   They  vary  with — 

(a)  The  rate  of  interest  (from  2^  to      per  cent.); 

{d)  The  length  of  the  period  allowed  for  repayment,  which  is 
from  30  to  60  years. 

The  rate  of  interest  ought  to  be  lower. — In  those  schemes 
under  Parts  I  and  II,  where  the  receipts  are  not  sufficient  to  meet  the 
annual  expenditure,  it  is  largely  owing  to  the  fact  that  the  Government 
gives  such  poor  facilities  for  obtaining  housing  loans  at  the  normal 
rate  of  interest.  Indeed,  the  interest  paid  by  the  municipality  from 
the  rents  of  the  workmen's  dwellings  for  the  capital  involved  in  their 
construction  is  from  20  to  40  per  cent,  more  than  the  workman  gets 
from  the  State  for  his  own  capital.  Thus,  while  2^  per  cent,  is 
the  normal  rate  of  interest  given  to  the  workman  who  lends  his 
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money  to  the  State,  3  and  3^  per  cent,  are  the  rates  only  too  often 
demanded  in  respect  of  State  money  lent  for  housing  the  workman.  In 
this  way,  an  unnecessary  deficit  is  sometimes  created  in  certain  housing 
schemes,  under  Parts  I  and  II,  which  are  said  not  to  "pay." 

The  Sinking  Fund  is  clear  profit,  and  ought  not  to  come 
entirely  out  of  the  tenants'  pockets. — In  addition  to  this,  how- 
ever, there  is  a  wholly  artificial  item  of  expense  on  the  debit  side  of  the 
official  balance  sheet  of  municipal  dwellings  which  is  the  cause  of  much 
misapprehension  on  the  part  of  those  who  do  not  realise  its  true  nature. 
It  may  be  said  that,  so  far  as  the  returns  are  available,  every  scheme 
under  Part  III  shews  receipts  from  rents  sufficient  to  pay  not  only 
repairs,  management  expenses,  rates,  and  interest  on  the  money  borrowed, 
but  also  a  substantial  profit,  which  can  be  used  to  create  either  all  or 
part  of  what  is  called  a  Sinking  Fund,  for  the  purpose  of  extin- 
guishing the  loan  by  accumulation  at  compound  interest.  Simply 
stated,  this  sinking  fund  consists  of  a  certain  sum  taken  from  the  rents 
paid  by  poor  men  and  women,  who  are  tenants  of  the  municipal 
dwellings,  for  the  purpose  of  acquiring  the  freehold  for  the  ratepayers  at 
large.  There  can,  of  course,  be  no  question  as  to  this  item  being  clear 
profit  for  the  ratepayers  ;  and  although  in  some  cases,  such  as  London, 
Richmond,  and  Hornsey,  the  rents  are  fixed  at  such  an  amount  as  will 
leave  a  further  profit  after  having  met  this  payment,  it  certainly  seems 
very  hard  that  poor  men  should  not  only  pay  a  rent  which  meets  all 
working  expenses,  and  gives  more  than  the  normal  rate  of  interest,  but 
should  also  find  money  each  week  to  buy  a  valuable  income-producing 
estate  for  the  well-to-do  members  of  the  community,  who  thus  gradually 
become  possessed  of  a  property  for  which  they  have  not  paid  a  single 
penny.  It  is  not  to  be  wondered  at,  therefore,  that  there  is  a  great  and 
growing  demand  for  the  abandonment  of  this  system  of  making  poor 
men  buy  houses  for  a  community  whose  average  prosperity  is  greater 
than  their  own.  As  it  is,  the  London  County  Council  have  accumulated 
funds  from  the  rents  of  their  workmen  tenants  amounting  to  over 
;^26,428.  This  is  increasing  at  the  rate  of  over  ;^6,ooo  per  annum, 
and  the  same  sort  of  thing  is  going  on  to  a  proportionate  extent  in 
Richmond,  Hornsey,  Barnes,  Birmingham,  and  all  other  places  where 
the  rents  are  sufficient  to  leave  a  margin  after  paying  for  interest,  repairs, 
management,  rates,  and  taxes. 

The  Town  Council  at  Stafford,  and  one  or  two  other  local  authorities, 
have  lately,  as  a  matter  of  deliberate  policy,  decided  to  buy  the  municipal 
dwellings  with  public  money,  instead  of  the  money  of  the  working  class 
tenants ;  and  they  have  so  fixed  the  rents  as  to  provide  for  the  four 
items  of  interest,  repairs,  management,  and  rates  and  taxes,  but  not  for 
contributions  to  the  sinking  fund,  which  latter  is  gradually  established 
by  those  who  will  own  the  property,  viz.,  the  whole  community. 

How  the  period  of  the  loan  and  the  rate  of  interest 
affect  the  rents. — As  an  alternative  to  this,  the  great  majority  of 
municipalities  favour  an  extension  of  the  period  of  repayment  of  loans 
to  100  years  for  land,  and  60  or  80  years  for  buildings.  In  this  way, 
no  charge  is  made  upon  the  rates  for  investment  purposes,  and  the 
burden  on  the  tenant  is  so  reduced  as  to  be  almost  inappreciable. 
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There  are  two  methods  of  creating  the  sum,  which  is  intended  to 
extinguish  the  loan.  That  most  commonly  adopted  i.s  known  as  the 
Annuity  System,  and  consists  of  an  annual  charge  of  equal  amount  for 
each  year,  made  up  of  varying  proportions  of  principal  and  interest,  the 
payment  in  respect  of  the  principal  increasing,  and  in  respect  of  the 
interest  diminishing,  although  the  total  amount  of  the  two  combined 
{i.e.,  the  annuity)  does  not  vary  from  year  to  year.  The  second  of  the 
following  tables  may  be  useful  to  show  how  much  must  be  estimated 
for  annuity  loan  charges  in  respect  of  each  ^loo  of  capital  outlay,  on  a 
housing  scheme  at  the  various  rates  of  interest  mentioned  at  the  top  of 
each  column,  and  for  the  respective  periods  stated  in  the  left  side  column. 

The  other  method,  known  as  the  "Instalment  System,"  consists  of 
an  annual  decrease  of  the  principal  by  equal  instalments,  so  that  there 
is  a  very  high  loan  charge  during  the  early  years,  and  a  very  low  loan 
charge  during  the  later  years.  The  great,  objection  to  this  system  is 
that  as  a  mere  matter  of  book-keeping,  it  naturally  cripples  the  schemes 
in  the  early  years,  and  if  it  were  desired  to  make  both  ends  meet  each 
year,  it  would  be  necessary  to  fix  the  rents  absurdly  high  to  begin  with, 
lowering  them  every  year  so  that  they  would  in  the  end  be  absurdly 
low.  The  tendency  of  the  central  government,  however,  is  to  sanction 
long  periods  for  loans  only  upon  the  condition  that  the  instalment 
system  is  adopted.  The  following  comparison  of  the  two  systems  in 
connection  with  a  loan  of  ;^ioo  for  50,  60,  and  80  years  respectively, 
may  be  interesting,  more  especially  as  they  are  the  lengthened  periods 
which  are  likely  to  be  granted  as  the  outcome  of  the  recent  Municipal 
Loans  Committee : — 

These  tables  vyill  be  found  very  useful  in  estimating  the  annual  loan 
charges  in  respect  of  the  capital  outlay  of  any  housing  scheme,  and  if 
uicreased  by  50  per  cent. ,  will  give  the  approximate  rents  to  be  charged  for 
the  dwellings,  in  order  that  they  may  be  financially  successful. 

Table  Illustrating  the  Repayment  of  a  Loan  of  jQlOO 
With  Interest  on  the  Instalment  System. 


Interest  at  3  per  cent. 

Interest  at  3^  per  cent. 

By  Equal 
Instalments  of 
Principal. 

By  way  of 
Annuity. 
Per  Annum. 

By  Equal 
Instalments  of 
Principal. 

By  way  of 
Annuity. 
Per  Annum. 

Loan  for  50  years. 

First  year 
Middle  year  ... 
Last  year 

Total  Payments  in  50  years 

Loan  for  60  years. 

First  year 
Middle  year  ... 
Last  year 

Total  Payments  in  60  years 

Loan  for  80  years. 

First  year 
Middle  year  ... 
Last  year 

Total  J'aymcnts  in  80  years 

£  s.  d. 

*5   0  0 
3  10  0 
2    I  4 

S.  d. 
1    3  17  9 

£  s.  d. 
5    5  0 
3  12  6 
2    I  5 

£  s.  d. 
1    4    I  5 

175  13  4 

194    7  6 

182  18  3 

203  10  10 

4  13  4 
3    3  4 
I  14  4 

1    3  12  3 

4  18  4 
3   5  10 
I  14  s 

1    3  16  2 

191  10  0 

2i6  15  0 

199    2  6 

228  II  3 

4    5  0 
2  15  0 

I    5  9 

1    3   6  3 

4  10  0 
2  17  6 
1    5  10 

1    3  10  5 

221  10  0 

265   0  0 

j  251  12  6 

281  13  4 
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*The  annual  decrease  in  the  amount  payable  under  the  equal  annual  instalment 
principle  is  :—  3  per  cent.    3^  per  cent. 

s.    d.  s.  d. 


For  loan  of  50  years   

I  2i 

1  4 

>» 

60  „ 

I  0 

I  I 

>> 

»  80 

0  9 

0  9S 

Table  Shewing  the 

Instalments 

FOR  Repayment 

OF  A  Loan 

FOR 

^100,  WITH 

Interest  on 

the  Annuity  System. 

Annual  Instalments. 

Years. 

3:t  per  cent. 

3  per  cent. 

2f  per  cent. 

2^  per  cent. 

£  s.  d. 

£  s.  d. 

£  s.  d. 

£  s.  d. 

100 

3    7  9i 

3    3  3* 

2  18  II 

2  14  7i 

80 

3  10  si 

3    6  2| 

3    2  I 

2  18  of 

75 

3  II  6 

3    7  4 

3    3  3i 

2  19  3f 

60 

3  16  2I 

3  12  3^ 

3    8  5i 

3    4  8^ 

50 

4   I  si 

3  17  8f 

3  14  I 

3  10  6^ 

47 

4    3  7 

3  19  II 

3  16  4 

3  12  9f 

42 

4    7  i4 

4    4  4i 

4    0  lo^ 

3  17  54 

40 

4  10  of 

4    6  6i 

4    3  of 

3  19  8 

35 

4  16  6 

4  13  I 

4    9  81 

465 

30 

5    5  4i 

5    2  ol 

4  18  9i 

4  15  6| 

Weekly  Instalments. 


Years. 

3i  per  cent. 

3  per  cent. 

2| 

per  cent. 

2^  per  cent. 

£ 

s. 

d. 

£ 

s. 

d. 

£ 

s. 

d. 

£ 

s.  d. 

100 

0 

I 

3f 

0 

I 

2i 

0 

I 

0 

I  of 

80 

0 

I 

4i 

0 

I 

3i 

0 

I 

2i 

0 

I  If 

75 

0 

I 

4i 

0 

I 

3i 

0 

I 

2j 

0 

I  2 

60 

0 

I 

Si 

0 

I 

4f 

0 

I 

4 

0 

I  3 

50 

0 

I 

7 

0 

I 

6 

.0 

I 

5 

0 

I  4i 

47 

0 

I 

7i 

0 

I 

6i 

0 

I 

Si 

0 

I  5 

42 

0 

I 

8i 

0 

I 

7i 

0 

I 

7 

0 

I  6 

40 

0 

I 

8f 

0 

I 

8 

0 

I 

7i 

0 

I  7 

35 

0 

I 

0 

I 

9i 

0 

I 

9 

0 

I  8 

30 

0 

2 

0 

2 

0 

0 

I 

1 1 

0 

I  10 

It  will  be  seen  from  the  above  tables  that  the  difference  between  a 
loan  for  thirty  years  and  one  for  fifty  years  is  equivalent  to  6d.  a  week 
in  rent  or  per  annum  on  every  ;^ioo  of  capital  outlay,  represent- 
ing in  the  case  of  a  ;^3oo  dwelling  is.  6d.  a  week.  A  reduction  at  the 
same  time  in  the  rate  of  interest  might  make  a  saving  of  as  much  as 
2s.  6d.  per  cottage  per  week. 

The  amount  of  annuity  for  repayment,  with  interest  at  2f  per  cent, 
per  annum,  for  the  following  specified  periods  are — 


Amount  of 

Amount  of 

Amount  of 

Yeais. 

Annuity. 

Years. 

Annuity. 

Ye.ars. 

Annuity. 

£     s.  d. 

£    s.  d. 

£    s.  d. 

16  - 

7   16  2^ 

20  - 

6  II  4 

23  - 

5  18  5f 

17  - 

7    8  io| 

21 

6    6  7f 

24  - 

5  14  iii 

18  - 

7    2  4I 

22  - 

6    2  4J 

25  - 

5  II  H 

19  - 

6  16  6| 
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A  reference  to  the  tables  on  pp.  46,  48,  and  53  will  shew  that  the 
average  period  for  repayment  of  loans  is  far  too  short.  There  is  no 
reform  more  widely  advocated  by  housing  reformers,  of  all  shades  of 
opinion,  than  the  proposal  to  extend  the  period  of  repayment  of  loans, 
and  to  reduce  the  rate  of  interest.  The  deficit  on  the  sinking  fund, 
shewn  in  some  of  the  accounts  of  municipal  dwellings,  might  be  con- 
verted into  a  surplus,  and  the  rents  might  be  considerably  lowered  if 
this  reform  were  effected. 


The  following  comparison  between  the  existing  loan  charges  under 
Part  III,  and  what  they  might  be  under  a  system  of  reduced  interest 
charges  and  extended  periods  of  loans,  will  shew  how  vitally  important 
is  a  reform  in  this  direction.  It  is  assumed  that  the  rate  of 
interest  on  existing  loans  is  3  per  cent.,  which  is  well  within  the 
mark. 

I. — Loans  under  Part  III ;  existing  conditions  : — 

Annual  Loan 

Amount  of  Period  Charges 

Loan.  of  years.  at  3  per  cent. 

161,541         ...        30        -        -        -  8,240 

583.350        -        -        -        40        -        -        -  25.280 

80,938        ...        50        -        -        -  3,140 

Total  -  36,660 


II. — How  the  same  loans  would  be  affected  by  reduction  of  interest 
and  extension  of  the  period  : — 

Annual  Loan  Charges. 
Amount  of  Period  of  Interest  at  Interest  at  Interest  at 

Loan.  Years.  3  per  cent.  zf  per  cent.  per  cent. 

825,829        -        60        -        29,930        -        28,280        -  26,420 

„  -        80        -        27,500        -        25,600        -  23,970 

-      100        -        26,150        •        24,360        -  22,710 

As  this  money  represents  the  cost  of  about  13,000'rooms,  it  will  be 
clear  that  with  a  loan  at  2  J  per  cent,  for  100  years,  the  saving  on  loan 
charges  and  consequent  reduction  of  rent  would  be  at  least  3,900, 
or  about  6d.  per  room  per  week.  Intermediate  rates  and  periods  would, 
of  course,  effect  proportionate  reductions.  Of  the  two  reforms,  the 
reduction  of  interest  would  be  the  more  effective,  as  well  as  the  more 
economically  sound,  and  the  general  trend  of  expert  opinion  is  in  the 
direction  of  asking  for  loans  at  2^  per  cent,  for  60  years  in  the  case  of 
the  buildings,  and  100  years  in  the  case  of  the  land. 

Charitable  Endowments  and  Savings  Banks  Funds 
should  be  invested  in  Housing  Schemes. — It  may  be  asked 
where  the  money  is  to  come  from  at  this  rate  of  interest,  and  fortunately 
we  have  not  far  to  seek.  What  could  be  better  than  that  the  capital 
of  the  workers  in  the  savings  banks,  and  the  money  left  for  them  in  the 


HOW  WORKING  EXPENSES  AFFECT  THE  RENTS.  1 65 

shape  of  charitable  endowments,  should  be  invested  under  Government 
security  in  housing  the  workers.  This  is  done  in  foreign  countries. 
Why  should  not  England  do  the  same?  The  official  trustees  of 
charitable  funds  have  ;!{^2o,  173,654  invested  as  follows: — ;j^i5,i47,ioo 
in  2|  per  cent,  consols,  soon  to  be  reduced  to  2^-  per  cent. ;  ^443,103 
in  2^  percent,  annuities;  and  ;!^i,325,o52  in  the  India  3  per  cents. 
The  bulk  of  this  money,  even  if  lent  for  housing  at  2|  per  cent.,  would 
be  more  profitable  for  the  charities,  and  would  effect  a  beneficial 
revolution  in  housing.  In  the  case  of  the  savings  banks  funds  the  case 
is  still  stronger,  for  it  is  actually  proposed  that  the  Government  shall, 
after  1903,  only  pay  working  class  investors  2f  per  cent,  on  the 
36,000,000  now  deposited  in  the  savings  banks,  whereas  the  Public 
Works  Loans  Commissioners  charge  no  less  than  3;^  per  cent,  for 
interest  on  the  most  favourable  of  housing  loans  at  the  present  time,  if 
only  a  portion  of  this  vast  sum  were  lent  to  local  authorities  for  housing 
purposes,  upon  the  security  of  the  consolidated  fund,  the  advantages  to 
the  masses  of  the  people  would  be  almost  incalculable. 

In  any  case,  when  it  is  remembered  that  the  average  annual  yield  of 
Consols,  in  the  shape  of  interest,  during  the  past  ten  years  has  only 
been  2fi  per  cent.,  it  will  be  obvious  that  whenever  Parliament 
determines  to  supply  municipalities  with  cheap  money  for  housing  the 
people  a  great  step  forward  can  be  taken  at  no  cost  whatever  to  the 
community. 

As  the  assessment  of  the  dwellings  for  purposes  of  rating  and 
taxation  depends  a  good  deal  upon  the  annual  return  on  outlay,  in  the 
shape  of  loan  charges,  anything  which  tends  to  reduce  such  initial 
payments  as  interest  will  help  to  lower  the  other  heavy  items  to  a 
proportionate  extent. 

WORKING  EXPENSES. 

How  much  to  allow  for  working  expenses. — Working 
expenses  must  of  necessity  be  a  pretty  constant  factor  in  the  same 
district,  but  may  vary  considerably  as  between  metropolitan  and 
provincial  or  rural  districts,  owing  to  the  great  difference  in  the  rates. 
The  accounts  of  the  properties  in  the  following  summary  shew  pretty 
clearly — 

1.  That  owing  to  the  substantial  character  of  the  buildings, 

repairs,  although  executed  more  thoroughly,  cost  less  than 
might  be  expected,  varying  from  6  per  cent,  to  14  per 
cent,  of  the  rent. 

2.  That  rates  and  taxes  in  towns  are  a  very  heavy  charge,  taking 

from  12  to  25  per  cent,  of  the  rent. 

3.  That  losses  from  arrears,  empties,  and  bad  debts  are  so 

infinitesimally  small  as  to  be  a  negligible  quantity. 

4.  That  cost  of  superintendence  and  sundries  are  far  higher  for 

block  dwellings  than  for  cottages. 

5.  That  as  a  general  rule  one-third  of  the  rent  or  one-half  of  the 

amount  of  the  loan  charges  should  be  allowed  for 
working  expenses. 


l66  repairs  and  maintenance. 

Table  Shewing  Proportions  of  Working  Expenses  to 
Rents  in  Typical  Cases. 


The  figures  in  lighter  type  underneath  indicate  the  percentage  of  rent 
absorbed  by  the  various  expenses. 


Rental. 

Repaii'S 
and  Main- 
tenance. 

Rates, 
Taxes,  and 
Insur.mce. 

Superin- 

and 
Sundries. 

Total 
Working 
Expenses. 

£ 

£ 

£ 

£ 

Blocks  and  Tenements. — Five 

Dwellings   Companies  ;  mostly 

blocks  and  flats 

105,562 

12,830 

18,208 

6,322 

37,360 

S  p.c. 

17  p.c. 

6  p.c. 

31  P-c. 

London  County  Council.  Mostly 

block  dwellings  ... 

52,253 

5.667 

14,158 

2,995 

22,847 

lylasgow  City  L^ouncil.  — Jilock 

I J  p.c. 

27  p.c. 

6  p.c. 

44  p-c- 

dwellings  

9  p.c. 

\ 1 2^  p.c. 

5hP-c- 

27  p.c. 

Municipal     Block  Dwellings, 

Liverpool  and  Manchester 

9,359 

2,291 

2,113 

959 

5.363 

24  p.c. 

22  p.c. 

10  p.c. 

56  p.c. 

Municipal     Tenement  House 

...11*     -.^             T      "          i_                T  • 

Dwellings. — Leicester,  Liver- 
pool, Manchester,  Salford 

1,672 

1,302 

230 

*3.204 

32  p.c. 

2S  p.c. 

4  p.c. 

Cottages.— Artizans  Dwellings' 

Company. — Three  estates  con- 

taining 4, 7  50  small  houses  - 

121,672 

9,244 

20,402 

1,358 

31,004 

8  p.c. 

16  p.c. 

23  p.c. 

Cottages  at  Penge  and  Mile 

End.  — 239  houses 

4,528 

485 

970 

92 

1.507 

io\  p.c. 

21  p.c. 

2  p.c. 

Municipal  Cottages  and  Cottage 

Flats  in  17  towns  in  England 

and  Wales  .... 

15.502 

1,202 

3.609 

258 

5.069 

8  p.c. 

2S^P.C. 

7i  p.c. 

33P-C- 

*  These  figures  comprise  exceptional  expenses  in  a  special  year.   \Part  paid  by  tenants. 


Repairs  and  Maintenance. — There  is  a  marked  difference 
between  the  cost  of  these  items  in  respect  of  block  dwellings  and  that 
in  respect  of  cottage  dwellings.  This  is  mainly  due  to  the  fact  that  the 
maintaining,  lighting,  and  cleaning  of  the  approaches  to  the  various 
block  dwellings  are  charged  to  the  housing  scheme  instead  of  to  the 
rates.  For  example,  private  individuals  who  construct  a  street  of,  say, 
200  two-storey  houses,  have  all  the  expenses  of  maintaining,  lighting, 
and  cleaning  of  the  approaches  paid  by  the  local  authority,  because  they 
simply  constitute  the  ordinary  highways,  whereas  200  dwellings  in  such 
as  the  Oldham  Road  No.  2  block  dwellings  are  mainly  approached  by 
internal  passage  ways  and  staircases,  which  involve  no  charge  on  the 
ordinary  rates,  as  they  are  maintained  from  the  income  of  the  housing 
scheme.  It  is  not  surprising,  therefore,  to  find  a  much  heavier  charge 
per  room  for  maintenance  of  block  dwellings  than  for  cottages. 

As  for  these  latter,  10  per  cent,  of  the  rent  ought  to  be  more  than 
sufficient  to  meet  the  average  cost  of  repairs  and  maintenance.  The 
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Artisans'  Dwellings  Company,  with  4,750  houses  in  London  from  10  to 
25  years  old,  find  that  8  per  cent,  of  the  rental  covers  this  item  ;  and 
the  figures  of  municipal  cottages  in  17  towns,  although  more  recently 
erected,  come  to  the  same  amount.  In  any  case  where  the  average  cost 
of  repairs  exceeds  8  per  cent.,  there  is  need  for  scrutiny  into  the 
management,  and  where  it  exceeds  10  per  cent,  there  is  probably  some 
serious  defect  either  in  the  construction  or  use  of  the  dwellings.  The 
low  figure  at  which  repairs  of  such  dwellings  may  be  put  is  due  to 
three  factors : — 

(1)  The  initial  construction  of  the  dwellings  being  sound  and 

substantial,  there  is  less  tendency  for  them  to  get  out 
of  repair. 

(2)  The  financial  resources  of  local  authorities,  or  other  large 

owners,  enable  them  to  take  "  the  stitch  in  time,  which 
saves  nine."  Small  owners  frequently  have  to  delay 
repairs,  owing  to  lack  of  funds,  until  the  original  damage 
is  ten  times  worse. 

(3)  The  tenants  respond  to  the  good  treatment  of  their  landlords, 

and  take  more  care  of  the  property  than  they  would  in 
the  case  of  a  house  which  the  owner  himself  neglected 
to  keep  in  proper  repair. 

Rates,  Taxes,  and  Insurance. — The  rates  are  local  taxes  levied 
for  the  purpose  of  meeting  the  expenses  of  the  communal  authorities  in 
connection  with  roads,  sewers,  public  buildings,  sanitation,  police, 
lighting,  water,  public  improvements,  education,  the  relief  of  the  poor, 
and  other  municipal  services.  They  are  charged  almost  entirely  upon 
occupied  buildings,  even  when  the  great  bulk  of  the  value  of  the 
property  is  in  respect  of  the  site ;  hence  the  owner  of  the  site,  as 
distinguished  from  the  owner  of  the  buildings  on  it,  is  in  the  happy 
position  of  reaping  all  the  increased  value  arising  from  town  improve- 
ments, without  having  to  contribute  thereto.  The  method  of  levying 
these  rates  or  local  taxes  is  for  each  property  to  be  assessed  upon  its 
net  annual  value,  which  is  generally  fixed  at  the  rental  value  less  a 
varying  sum,  which  averages  about  15  per  cent,  allowance  for  repairs 
and  other  outgoings.  The  whole  sum  necessary  for  the  above- 
mentioned  expenses  is  divided  by  the  total  number  of  pounds  that 
make  up  the  annual  rateable  value  of  the  district,  and  a  rate  is  then 
levied  on  all  property  of  so  much  in  the  In  rural  districts  the  rates 
vary  from  2s.  to  4s.  in  the       and  in  small  towns  from  4s.  to  6s.  in  the 

and  in  large  towns  from  6s.  to  8s.  in  the  jQ.  The  prevalent  figure 
is  about  6s.  8d.  in  the  or  one-third  of  the  net  annual  value  of  the 
property. 

Where  a  number  of  cottages  below  a  certain  annual  value  belong  to 
one  owner,  it  is  customary  in  many  districts  to  reduce  the  charge  from 
25  to  30  per  cent,  if  the  owner  is  willing  to  compound  for  the  payment 
of  all  rates,  instead  of  leaving  them  to  be  collected  from  the  occupiers. 
In  these  cases  the  rates  have  to  be  paid  in  full,  whether  the  houses  are 
occupied  all  the  time  or  not. 
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In  the  case  of  the  General  District  Rate,  the  deductions  sometimes 
amount  to  50  per  cent,  of  the  rental  value,  and  it  is  said  that  out  of 
7,785  cottages  in  Chatham  where  the  compounding  system  was  the 
rule,  4,399  paid  less  than  half  the  rate. 

It  happens,  therefore,  that  in  fixing  the  net  rateable  value  of  muni- 
cipal cottages  a  total  deduction  of  about  33  per  cent,  from  the  rental  value 
will  give  the  sum  upon  which  the  rates  are  charged,  and  this  is,  roughly 
speaking,  two-thirds  of  the  rent.  As  the  rates  in  towns  average  about 
6s.  8d.  in  the  j£,  it  follows  that  a  sum  equal  to  about  two-ninths  of  the 
rent  has  to  be  set  aside  for  local  taxes.  The  taxes  on  houses  for 
national  purposes  consist  of  the  Income  tax  at  is.  2d.  in  the  and 
the  Inhabited  House  Duty  of  3d.  in  the  j£,  for  houses  over  j[^2o  annual 
value,  and  6d.  in  the  for  houses  over  ;^4o  annual  value.  Those 
below  ^20  annual  value  are  exempt,  so  few  workmen's  dwellings  are 
affected  by  this  tax.  Income  tax  is  only  charged  upon  clear  profit  on 
the  houses,  and  in  the  case  of  municipal  dwellings  this  simply  means 
the  amount  of  the  Sinking  Fund  contributions,  less  any  portion  thereof 
not  provided  from  the  profits  on  the  working  of  the  scheme.  In  prac- 
tice the  amount  required  for  Income  Tax  is  less  than  i  per  cent,  of  the 
rent.  Insurance  against  fire  is  usually  effected  on  the  capital  value  of 
the  buildings  alone,  at  the  rate  of  about  is.  6d.  per  £,\oo. 

Losses  of  Rent. — The  following  figures  shew  what  an  extremely 
small  percentage  of  the  rent  is  lost  through  empties  and  bad  debts : — 

Rental.  Rent  lost. 

East  End  Dwellings  Co.  -  -     19,296  -    286  unlets  and  bad  debts. 

South  London  Dwellings  Co.  -  -       2,317  -      32     ,,  ,, 

Glasgow  Workmen's  Dwellings  Co.     -       1,520  -       i  bad  debt. 

Artisans'  Dwellings  Co.  -  -    121,674  ■    120  irrecoverable  arrears. 

Liverpool  Municipal  Dwellings  -       6,436  -    426  empties  specially  heavy. 

London  Municipal  Dwellings  -  -     52,352  -  1,488,  including  empties  at 

opening  of  dwellings. 

Provincial  municipal  cottages  (9  towns)       8,986  -  86 

Total    -    212,581  2,439 
(Average,  a  little  over  i  per  cent,  of  the  rent). 

The  loss  of  rent  on  the  Glasgow  municipal  dwellings  is  only  o-6  per 
cent.  By  far  the  larger  proportion  of  the  rent  thus  Idst  is  in  respect  of 
empties — bad  debts  and  arrears  being  almost  nil — and  it  is  a  very 
gratifying  feature  of  all  schemes  for  giving  the  working  classes  a  good 
house  for  their  money,  that  they  shew  their  appreciation  of  the  boon  by 
prompt  and  regular  payment,  which  they  are  all  the  more  able  to  make 
because  they  are  less  subject  to  the  expensive  demands  of  illness  and 
intemperance,  the  twin-children  of  bad  housing. 

Ought  Municipal  Housing  to  "  Pay."— If  the  lives  and  the 
health  of  the  working  classes  have  any  commercial  value  for  the 
community  as  a  whole,  there  is  no  shadow  of  doubt  that  all  municipal 
schemes  pay  very  handsomely  indeed,  for  they  save  life,  they  lessen 
illness,  they  check  infectious  disease,  and  they  tend  to  diminish  intem- 
perance, all  of  which  cost  the  ratepayers  substantial  amounts.  In  fact, 
local  authorities  have  promoted  housing  schemes  mainly  because  they 
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believed  that  from  the  mere  pounds,  shillings,  and  pence  point  of  '^>ew 
it  was  cheaper  to  have  even  a  costly  scheme  than  to  pay  the  price  of 
leaving  things  alone. 

The  position  is  very  well  stated  as  follows  by  Dr.  F.  Lawson 
Dodd  :— 

In  the  provision  of  houses  by  local  authorities  the  question  may 
arise  whether  schemes  should  so  be  worked  as  to  ensure  a  monetary 
profit  for  the  ratepayers.  Those  who  have  had  practical  experience  of 
the  problem  as  it  at  present  stands  will  feel  little  anxiety  on  this  point, 
for  the  conditions  under  which  all  public  authorities  must  act  are  so 
exacting  that  it  may  be  counted  a  success  if,  after  much  scheming,  the 
accounts  are  just  made  to  balance.  The  important  facts  to  be  borne 
in  mind  are  these  : — 

(1)  That  the  work  is  primarily  undertaken  in  the  interest  of  the 

pubHc  health,  and  that  the  lowered  death  and  sickness 
rates  will  be  in  themselves  a  great  financial  gain  to  the 
community. 

(2)  That  the  aims  of  the  local  authority  are  in  no  way  similar  to 

those  of  the  private  and  speculative  builder.  The  latter, 
not  having  to  bear  the  burden  which  the  injury  produced 
by  a  badly  constructed  dwelling  means  to  the  inmates, 
reaps  all  the  profit,  and  the  community  bears  all  the 
burden. 

(3)  The  local  authority,  on  the  other  hand,  finds  that  those  con- 

ditions which  produce  high  interest  on  house-capital  also 
produce  a  high  mortality  among  the  citizens  ;  a  high 
Poor  Rate,  due  largely  to  loss  of  work,  the  result  of 
lowered  vitality  and  inability  to  pay  the  high  rent ;  a  high 
General  Rate  (caused  by  the  necessarily  large  isolation 
hospital,  extra  sanitary  inspection,  disinfection  of  houses, 
etc.,  etc.) ;  and  can  realise  there  is  an  actual  monetary 
profit  reaped  indirectly  by  the  saving  of  those  expenses 
which,  under  private  enterprise,  must  be  paid  on  other 
accounts.  But  the  awakening  is  slow.  In  the  Parish  of 
Mitcham,  in  1897,  an  outbreak  of  scarlet  fever  occurred, 
the  rapid  spread  of  which  was  attributed  by  the  medical 
officer,  in  his  Annual  Report,  to  "  the  overcrowding  of 
the  population  which  now  exists  " ;  yet  this  small  com- 
munity had,  without  a  murmur,  spent  ;^2,ooo  on  an 
isolation  hospital,  and  had  closed  all  its  schools  for  one 
month,  while  the  suggestion  of  the  only  true  remedy, 
viz.,  the  provision  of  more  houses  by  the  District  Council, 
was  met  by  the  cry  "  an  extra  burden  on  the  rates  "  1 

Some  municipalities  have  even  gone  so  far  as  to  decide  that  it  would 
be  immoral  and  unjust  to  make  the  removal  of  a  great  moral,  intel- 
lectual and  physical  evil,  conditional  upon  securing  a  profit  in  the 
process.  On  the  other  hand,  some  local  authorities,  while  fully  admit- 
ting that  bad  housing  conditions  spread  death,  disease,  and  degradation 
on  every  side,  have  decided  that  no  public  money  should  be  invested  in 
attempting  to  remove  these  conditions  unless,  in  addition  to  the  indirect 
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economies  effected  in  connection  with  hospitals,  cemeteries,  work- 
houses, and  lunatic  asylums  a  handsome  profit  can  be  made  from  the 
rents  paid  by  the  workmen  in  the  municipal  dwellings. 

DOES  MUNICIPAL  HOUSING  "PAY." 

Looking  at  the  question  from  the  narrowest  commercial  standpoint, 
it  may  be  said  that  schemes  under  Parts  I  and  II  of  the  Act  of  1890 
for  buying  slums  and  building  substitutional  dwellings  do  not  and  can- 
not "pay,"  but  that  schemes  under  Part  III,  for  building  additional 
dwellings,  pay  a  fair  return  on  capital  outlay. 

DeaUng  first  with  schemes  under  Parts  I  and  II  for  substitutional 
dwellings,  it  will  be  seen  from  Chapters  VIII.  and  IX.  and  the  follow- 
ing tables  that  even  after  writing  down  slum  sites  to  what  is  called 
"  housing  valuation,"  the  net  return  on  capital  outlay,  assuming  the 
various  councils  to  be  ordinary  commercial  companies,  only  works  out 
an  average  of  about  3^  per  cent.,  being  as  low  as  i  J  per  cent,  in  the 
case  of  Manchester  block-dwellings,  which  give  about  the  lowest 
return,  and  4f  per  cent,  in  the  case  of  those  cottage  dwellings  which 
give  the  highest  return. 

The  complete  available  returns  give  the  following  results  : — 

Weekly   Return  Weekly  Return 

rent     percent.  rent  percent. 

No.  of          per         on  No.  of        per  on 

rooms.        room.    Outlay.  rooms.      room.  Outlay. 


Block  Dwellings. 

London   -    -7364  at  3/-  -  Z/^ 

Liverpool-    -1094  at  1/9  -  25^ 

Manchester  -  787  at  2/-  - 

Glasgow  -    -2779  at  2/3  -  4j| 

Edinburgh  -  at  2/3  -  3^ 
Tenement  House  Dwellings. 

Leicester  -    -    84  at  2/-  -  3 

Liverpool     -  178  at  1/4  -3  2/5 

Manchester  -  509  at  2/6  -    I  ?^ 

Salford    -    -  138  at  2/3  -3  Vs. 


Cottages  and  Cottage  Flats. 

Birmingham  -  515  at  1/2    -  5 

Brighton  -    -  140  at  1/6    -  2^ 

Darwen   -    -  2or  at  1/6    -  4^ 

Huddersfield-  628  at  1/3    -3  2/3 

Leigh  -    -    -  136  at  1/3    •  4^ 

Liverpool     -    83  at  2/-    -  4"^ 

Manchester  -  330  at  1/5    -  3>| 

Nottingham  -  430  at  1/4    -  3^ 

Salford    -    -  144  at  i/7i  -  4 

Stretford  -    -    96  at  1/8    -  4^ 


It  must,  of  course,  be  remembered  that  in  all  the  above  cases,  the 
site  is  taken  at  a  greatly  reduced  valuation,  varying  from  one-tenth  to 
one-third  of  its  actual  cost,  although  it  is  in  every  case  reckoned  at  over 
_;^i,ooo  per  acre. 

This,  however,  is  not  the  case  with  Part  JII  schemes  for 
additional  dwellings  In  these  schemes  all  capital  outlay  for  site 
buildings  and  incidental  expenses  is  charged  against  the  scheme  and 
has  to  be  met  out  of  the  rents  of  the  tenants.  Assuming  as  before  that 
the  councils  were  ordinary  commercial  companies,  the  net  return  on 
capital  outlay  may  be  reckoned  at  an  average  of  about  4  per  cent., 
taking  the  bad  with  the  good.  Many  of  these  schemes  have  only  just 
been  completed  and  returns  are  not  available,  while  those  presented  are 
for  such  short  periods  as  to  give  only  a  general  indication  of  their 
financial  position. 


Weekly   Return  Weekly  Return 

rent     percent.  re"'  percent. 

No.  of         per         on  No.  of  per  on 

rooms.       room.    Outlay.  rooms.  room.  Outlay. 

Llandudno  -    76  at    1/6  -  4/^ 

Richmond  -  650  at    1/5  -  4^ 

West  Ham  -  162  at    2/3  -  4 


Barnes  -  -  189  at  1/9  -4  4/5 
Folkestone  -  250  at  1/7  -3  2/3 
Hornsey  -       -  728    at    1/9    -  4% 


WHEN  HOUSING  SCHEMES  ARE  SELF-SUPPORTING.  l^l 

In  the  case  of  Richmond  and  Hornsey,  the  returns  are  the  average 
since  the  erection  of  the  cottages.  In  other  cases  they  are  last  year's 
figures. 

In  order  to  ascertain  the  extent  to  which  profit  will  be  made  or  loss 
incurred,  it  is  important  to  analyse  the  expenditure  side  of  the  balance 
sheet  of  each  housing  scheme,  so  as  to  see  which  items  involve  actual 
outlay,  and  which  are  merely  transfers  or  investments. 

It  is  important  to  bear  in  mind  that,  owing  to  the  regulations  of  the 
central  Government  and  the  Statutory  conditions  of  municipal  finance, 
many  schemes  of  both  the  foregoing  classes  are  unfairly  debited  with 
heavy  charges  in  respect  of  certain  things  which  are  not,  strictly  speaking, 
out  of  pocket  expenses,  so  far  as  the  ratepayers  are  concerned.  It  has 
already  been  pointed  out  that  the  initial  capital  outlay  does  not  come 
out  of  the  rates,  but  that  it  is  borrowed  for  a  period  of  from  30  to  60 
years,  and  interest  is  paid  on  it  from  the  rent  of  the  cottages.  During 
the  whole  of  this  period  it  is  necessary  to  insure  the  buildings  and  to  keep 
them  in  repair,  and  this  involves  an  annual  outlay  for  maintenance.  An 
additional  charge  has  also  to  be  met  for  management  expenses.  These 
three  items,  interest,  maintenance,  and  management  are  the  only  actual 
out  of  pocket  payments  made  from  the  municipal  exchequer  in  respect 
of  housing  schemes.  Where  the  receipts  from  the  tenants  balance  these 
outgoings,  it  is  obvious  that  there  will  be  no  actual  burden  on  the 
ratepayers.  There  is,  however,  the  charge  in  the  shape  of  the  local 
rates  which,  some  housing  reformers  think  should  be  regarded  more  in 
the  light  of  a  transfer  from  one  municipal  pocket  to  the  other,  because, 
in  many  instances,  so  far  from  depleting  the  councils'  exchequer,  they 
are  so  much  extra  income  in  aid  of  local  expenses.  On  the  other  hand, 
some  authorities  insist  upon  the  fact  that  the  extra  services  rendered  by 
the  various  municipal  departments  are  an  adequate  set-off  to  the  rates 
received,  and  that  they  are,  therefore,  a  legitimate  part  of  the  balance 
sheet.  If  this  last  position  be  held,  and  there  is  a  good  deal  to  say  for 
it,  only  those  schemes  can  be  said  to  be  self-supporting  which 
meet  the  four  charges  of  (i)  interest ;  (2)  repairs  and  main- 
tenance ;  (3)  management  expenses;  and  (4)  rates  and  taxes. 

The  following  table  gives  all  the  available  returns  of  receipts  and 
expenses  in  connection  with  sixteen  municipal  housing  schemes, 
involving  a  capital  outlay  of  about  ^1,300,000.  They  show  a  gross 
return  of  about  6J  per  cent.,  and  a  profit  of  about  3^  per  cent  It  will 
be  seen  that  in  eight  cases  the  profits  have  been  more  than  sufficient, 
not  only  to  pay  interest  on  the  capital  outlay,  but  also  to  provide  the 
whole  of  the  sinking  fund  contributions.  In  nine  cases  the  profits 
have  been  more  than  sufficient  to  pay  interest  on  capital,  but  have  only 
provided  part  of  the  sinking  fund.  In  only  three  cases,  Liverpool 
(blocks)  and  Manchester  (blocks  and  tenements),  have  the  profits  been 
insufficient  to  pay  all  the  interest  on  capital.  When  it  is  remembered 
that  the  workmen  tenants  of  those  dwellings  contribute  1,157  a  year 
to  the  rates  and  taxes,  and  over  10,000  a  year  to  a  sinking  fund  for 
the  purpose  of  buying  property  for  the  community  at  large,  it  must 
readily  be  admitted  that  more  reasonable  financial  arrangements  ought 
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to  be  supported  by  Parliament  so  as  to  enable  the  rents  to  be  reduced. 
If,  after  the  manner  of  the  war  loans,  a  housing  loan  of  100,000,000 
had  been  raised  by  the  Government  at  2|  per  cent,  and  applied  on  the 
same  lines  as  these  schemes,  the  nation  could  have  made  a  profit 
sufficient  to  give  old  age  pensions  of  5s.  per  week  to  some  100,000 
persons. 


Table  shewing  the  Rklative  Rents,  Working  Expenses,  and 
Profits  of  Municipal  Dwellings. 


Work 

NG  Expenses. 

Profit. 

Surplus 

MUNICIPAL  DWELLINGS. 

Rents 

Repairs 

Manage 

Rates, 

In- 

Contri- 

+ ,orde- 

received 

and 

ment 

Taxes, 

terest 

butions  to 

ficiency 

Main- 

& Sun- 

and In- 

on 

Sinking 

- ,  on 

tenance. 

dries. 

surance. 

Loan. 

Fund. 

Sinking 

Fund. 

£ 

£ 

£ 

£ 

£ 

Block  Dwelling's  {mostly  in  con- 

ficctioH  with  Parts  I  citid  IJ)- 

London      -           -  - 

1:667 

2995 

14185 

20052 

5829 

+  3525 

*Liverpool   -           -  - 
*Maiichester 

5182 

02 1 

604 

867 

(So6j) 

H2144) 

-2417 

4177 

1X70 

355 

1246 

(2822) 

-  2870 

Tenement  Houses  (mostly  in 

connection  with  I  arts  I ct" 

Leicester  - 

68 

18 

95 

242 

{/Of) 

-  8i 

*T>ivprr)nol    .            -  - 
*  Manchester 

102 

48 

"5 

285 

-  75 

108 

Q16 

(i8go) 

(840) 

- 1761 

*Salford 

776 

170 

57 

176 

285 

(268) 

-  178 

Cottages  and  Cottage  Flats 

(inoslly  in  conneciion  with  Pari 

III). 

827 

363 

Barnes       .          .  - 

30 

204 

172 

-r  58 

'Birmingham 

1523 

127 

39 

273 

540 

177 

+  367 

Darwen      .          .  - 

805 

5 

9 

133 

363 

273 

-f-  22 

Folkestone  -          -  - 

1040 

150 

238 

566 

(334) 

-  268 

*Hornsey     -          -  - 

3295 

289 

"56 

732 

1428 

697 

^  93 

*Huddersfield 

1904 

176 

186 

500 

934 

(260) 

-  152 

*Leigh        .          .  - 

452 

92 

222 

-  27 

'Liverpool  - 

*Llandudno  -          -  - 

400 

■38 

"18 

76 

■      V  190 

78 

297 

9 

5 

63 

131 

(92) 

-  13 

'Manchester 

1185 

155 

50 

250 

700 

(305) 

-  27s 

'Richmond  - 

2416 

165 

61 

470 

1195 

486 

+  39 

Salford       .          .  - 

546 

5 

158 

173 

206 

+  4 

'Stretford  - 

402 

5 

5 

94 

162 

90 

-r  46 

West  Ham  -          .  - 

933 

44 

14 

274 

497 

('7^) 

-  67 

Totals 

82771 

10828 

4628 

21157 

36103 

14077 


-4020 

Percentage  of  Receipts 

13-1 

5-6 

25-5 

43  "6 

i7'o 

-4-8 

*In  these  cases  the  figures  are  the  average  for  several  years,  but  in  other  cases  they 
represent  the  last  available  returns  for  one  year— generally  to  March,  igo2. 

Where  figures  are  in  brackets,  the  receipts  from  rents  have  only  partly  provided 

the  sums  in  question. 


GOOD  HOMES  BETTER  THAN  LOW  RENTS. 


RENTS. 

AS  already  stated,  there  is  no  restriction  as  to  the  rents  which  may 
be  charged  for  municipal  dwellings,  so  long  as  they  are  within  reason, 
and  it  is  therefore  within  the  power  of  every  local  authority  to  fix  rents 
which  shall  either  cover  all  items  on  the  debit  side  of  the  account,  or 
only  such  as  they  may  decide  to  be  actual  out  of  pocket  expenses  which, 
ought  to  be  met  by  the  tenants  of  the  dwellings.    In  practice,  both 
methods  have  been  adopted,  but  in  many  cases  the  restrictions  imposed 
upon  a  local  authority  are  so  onerous,  that  the  great  difficulty  seems  to 
be,  how  to  provide  accommodation,  at  cost  price,  which  shall  be  able 
to  compete — in  the  eyes  of  the  ave7-age  worki?ig  man — with  what  he 
considers  similar  accommodation  offered  by  the  private  builder.  The 
municipality  must  put  more  capital  into  the  same  sized  house,  and  it 
must  spend  this  extra  amount  on  advantages  which  the  average  person 
is  only  just  commencing  to  appreciate,  such  as  better  building  materials, 
house  and  sanitary  fittings,  foundations,  etc.     The  local  authority 
carries  out  repairs,  and  these  are  rarely  done  by  the  private  owner  of 
small  property,  who,  in  most  cases,  leave  them  to  the  tenant.  The 
present  transition  stage  of  competition  with  the  private  owner  is  a 
difficult  one  for  the  authority.    The  poorer  classes  want  cheap  houses, 
must  have  them  ;  they  understand  what  a  saving  of  sixpence  a  week  in 
the  rent  means,  but  they  do  not  understand  yet  the  advantages  of 
concrete  foundations,  properly  jointed  drain  pipes,  or  wash-down  water- 
closets.    They  do  not  mind  taking  a  few  lodgers  into  an  already 
well-filled  house,  because  they  understand  the  advantages  of  a  few 
shillings  a  week,  but  they  do  not  understand  that  each  inhabitant  of  a 
sleeping-room  should  have  at  least  500  cubic  feet  of  air  space.  In 
fact,  with  a  few  fortunate  exceptions,  public  authorities  have  to  offer, 
under  the  present  law,  a  healthier  article,  at  a  price  as  high,  as  is  at 
present  paid,  to  those  who  are  both  very  ignorant  and  very  poor  ;  and 
this  added  to  a  rigid  enforcement  of  regulations  necessarily  attaching 
to  property  let  by  a  sanitary  authority.    Such  regulations  are  of  the 
utmost  educational  value,  but  are  not  yet  understood  or  appreciated  by 
those  who  have  for  years  lived  under  the  free  and  easy,  if  deadly 
conditions  of  life  in  the  slums. 

Many  social  reformers  advocate  the  allocation  of  a  definite  part  of 
the  income  for  rent,  and  suggest  that  one  day's  wages  should  pay  one 
week's  rent.  As  a  matter  of  fact,  the  proportion  in  large  towns  is  much 
nearer  two  days'  wages  for  one  week's  rent,  and  in  very  few  urban 
districts  can  the  poor  escape  with  the  payment  of  less  than  one-fourth 
of  their  earnings  for  rent.  As  already  stated,  it  is  desirable  that  a  good 
standard  of  home  life  should  be  insisted  upon  before  anything  else,  and 
that  rents  should  thus,  to  a  certain  extent,  regulate  wages  rather  than 
allow  wages  to  determine  rents  to  the  detriment  of  health  and  comfort. 

Although  the  Glasgow  workman,  in  two  rooms  at  4/-  per  week,  may 
seem  to  live  at  a  cheaper  rent  than  the  English  workman  who  pays  8/- 
per  week  for  a  six-roomed  cottage,  it  is  questionable  whether  the  balance 
has  not  to  be  paid  by  the  former  with  compound  interest  in  the  shape 
of  higher  death  rates  and  physical  deterioration.  Certainly,  there  are 
many  social  evils  at  Glasgow  which  owe  their  abnormal  development  to- 
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the  generally  low  standard  of  housing  accommodation.  The  Scotchman 
is  physically,  intellectually,  and  morally  of  such  a  robust  and  hardy 
nature,  that  he  can  battle  against  hostile  environments  better  than  most 
people  ;  and  it  is  a  fair  assumption  that  the  high  rates  of  death,  disease, 
and  intemperance  prevalent  in  Glasgow  would  be  much  higher  were  the 
population  of  the  city  of  a  stock  less  fitted  to  fight  against  the  evil 
influences  of  bad  housing. 

What  is  a  Fair  Rent  ? — In  view  of  the  proposals  very  strongly 
supported  in  some  quarters  for  the  establishment  of  a  Fair  Rent  Court, 
it  is  well  to  point  out  there  is  such  a  wide  difference  of  conditions  in 
various  parts  of  the  country  that  no  common  standard  can  be  definitely 
laid  down.  Rents  are  highest  in  London  where  they  vary  from  rs.  gd. 
per  week  for  one  room  in  the  outer  suburbs,  and  3s.  6d.  in  the  inner 
suburbs  to  an  average  of  6s.  in  the  central  districts.  The  rents  paid  by 
the  great  mass  of  London  workmen  however,  vary  between  5s.  6d  and 
IIS.  per  week,  the  most  common  figures  being  between  6s.  and  8s.  per 
week.  The  main  difference  between  a  workman  living  outside  London 
and  one  living  nearer  the  centre  consists  in  the  quantity  of  accom- 
modation rather  than  in  the  rent.  In  the  former  case  he  gets,  as  a  rule, 
double  the  number  of  rooms  for  the  same  money,  although,  owing  to 
the  house  famine  in  the  suburbs,  there  is  a  tendency  to  create  an 
artificial  increase  in  the  number  of  dwellings  by  halving  the  number  of 
rooms,  thus  making  the  rent  per  house  very  little  lower  in  the  suburbs 
than  in  the  centre.  In  reply  to  numerous  enquiry  forms  sent  to  active 
and  experienced  housing  reformers  in  certain  typical  towns  and 
districts,  the  following  interesting  particulars  were  recently  obtained 
for  the  purposes  of  this  work.  The  figures  given  represent  as  nearly  as 
could  be  ascertained  from  a  mere  general  investigation  the  average  cost 
of  building,  and  the  rent  of  houses  occupied  respectively  by  (i)  The 
poorest  classes  ;  (2)  Unskilled  labourers ;  (3)  Ordinary  artisans  and  the 
better  paid  labourers;  (4)  The  better  paid  artisans.  It  has  already  been 
stated  that  there  is  no  such  universal  arbitrary  relation  between  the 
wages  and  house  accommodation  of  the  workers  as  that  implied  by  the 
foregoing  classification,  but  there  is  a  general  correspondence  as  here 
indicated.  The  last  two  columns  of  the  return  give  what  the  various 
correspondents  considered  was  the  average  price  of  vacant  land  in  and 
near  the  respective  districts,  and  the  column  before  these  shews  approxi- 
mately the  average  cost  per  room  of  building  the  existing  dwellings. 

In  every  case  the  figures  refer  to  the  ordinary  dwellings  of  the 
working  classes  already  erected  by  private  enterprise.  In  many  instances, 
especially  those  dwellings  described  in  the  first  two  columns,  the  houses 
are  old  and  more  or  less  unsanitary  or  dilapidated.  The  prices  given 
are  below  rather  than  above  the  mark.  Unfortunately,  it  has  been 
impossible  to  fix  a  uniform  standard  of  classification,  and  it  will  be 
unsafe  to  draw  conclusions  other  than  those  of  a  general  nature  from 
the  various  figures. 

In  the  table  the  letters  gr  and  R  signify  the  annual  rent  paid  for  the  land  as 
leasehold.  The  price  as  freehold  would  be  from  20  to  2j  times  this  rent.  In  all  other 
eases  the  figures  stand  for  the  freehold  priee  per  square  yard. 
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WHAT  SHOULD  BE  THE  STANDARD  RENT. 


Four  years  ago  Mr.  F.  Lawrence,  of  Mansfield  House  University 
Settlement,  ascertained  the  following  accommodation  and  rents  to  rule 
for  trade  unionists  in  the  respective  large  provincial  towns :— Bristol 
6s  6d.  for  five  rooms  and  scullery ;  Hereford,  5s.  6d.  for  four  rooms 
and  scullery ;  Birmingham,  5s.  to  6s.  for  five  rooms  and  scullery : 
Derby,  4s.  6d.  to  6s.  for  six  rooms ;  Sheffield,  4s.  6d.  to  6s.  for  four 
rooms  ;  Leeds,  4s.  6d.  to  5s.  6d.  for  three  rooms,  scullery,  and  cellar  • 
Bradford,  4s.  to  7s.,  with  an  average  of  5s.  for  three  rooms  and 
scullery  ;•  Rochdale,  4s.  6d.  to  5s.  6d.  for  four  rooms ;  and  Manchester 
and  Salford,  5s.  6d.  to  7s.  for  four  rooms  and  scullery. 

In  suburban  districts  outside  London  the  present  tendency  is  for 
two  families  to  occupy  an  ordinary  six-roomed  house  and  to  pay  from 
6s.  to  8s.,  or  an  average  of  about  7s.  6d.  for  three  rooms 

What  should  be  the  Standard  Rent  for  Municipal  Dwellings. 

But,  supposing  the  looked-for  improvement  in  the  power  of 
authorities,  and  the  other  advantages  referred  to  above,  were  realized. 
With  lengthened  loan  periods,  lowered  interest,  simpler  sanitation  and 
rural  sites,  with  correspondingly  low  rates,  the  expenditure  will  drop  to 
a  minimum,  so  that  the  rents  charged  may  be  lowered  below  those 
charged  for  the  same  accommodation  by  the  private  speculator.  Even 
then  the  difficulty  will  be  to  so  fix  the  rents  that  all  the  working  classes 
can  pay  them  ;  indeed  it  must  be  acknowledged  from  the  outset  that  the 
subsistence  wage  of  the  poor  unskilled  worker  is  not  sufficient  to  allow 
him  to  pay  the  mere  interest  on  the  bricks  and  mortar  that  must  form 
his  dwelling.  Under  present  circumstances  it  is  almost  impossible  to 
house  the  very  poor  in  really  healthy  homes  so  as  to  make  a  commercial 
profit.  The  raising  of  the  standard  of  building  and  the  enforcement  of 
structural  sanitation  by  Model  Bye-Laws,  have,  while  making  the 
houses  more  habitable,  added  considerably  to  overcrowding,  and  every 
act  of  the  sanitary  reformer  will  make  this  problem  of  housing  the  very 
poor  more  acute.  The  lowest  classes  cannot  afford  to  pay  any  interest 
at  all  or  any  sinking  fund,  and  the  community  may  find  it  more  profitable 
to  house  these  people  at  a  merely  nominal  sum  than  to  allow  the  present 
wasteful  system  to  continue— a  system  that  destroys  health  and  life,  and 
also  demands  that  worst  form  of  all  help,  viz.,  poor  relief. 

To  sum  up,  it  may  be  said  that  the  following  inclusive  weekly  rents 
per  room  in  cottage  dwellings  would  be  about  as  fair  and  reasonable  as 
could  be  expected  : — 

Rent  per  room  Rent  per  room 

per  week.  per  week. 


Rural  villages  -  -  6d. 
Small  urban  districts  -  9d. 
Large  urban  districts  -  i/- 


Large  towns  -  -  1/3 
London  suburbs      -  1/6 


The  efforts  of  housing  reformers  should  be  directed  towards  securing 
such  reforms  as  will  facilitate  the  erection  of  a  large  number  of  these 
dwellings  in  villages  and  small  towns,  and  on  the  outskirts  of  large 
towns  and  cities. 
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CHAPTER  XIV. 


CO-OPERATION.  SMALL  HOLDINGS.  AND  GARDEN 

CITIES. 

The  great  Industrial  Co-operative  Societies,  that  have  done  so  much 
in  providing  pure  and  wholesome  food  for  the  masses  of  the  people  at 
reasonable  prices,  are  now  giving  special  attention  to  the  equally  important 
question  of  securing  pure  air  and  wholesome  dwelhngs  for  the  working 

Their  recent  efforts  in  this  direction  have  been  very  much  strengthened 
and  stimulated  by  the  active  and  beneficent  influence  of  the  Women's 
Co-opemtive  Guild,  whose  numerous  branches  have  never  failed  to  press 
this  question  of  better  housing  to  the  front  wherever  opportunity  has 
offered    For  two  years  (1899-1900)  the  Central  Educational  Committee 
of  the  Co-operative  Union  directed  their  main  energies  to  spreading  the 
heht  on  the  question  by  means  of  numerous  lectures,  public  meetings, 
pamphlets,  and  joint  conferences  with  other  bodies  from  one  end  of 
England  to  the  other,  and  no  small  share  of  the  present  revival  in 
housing  Reform  must  be  attributed  to  their  exertions. 
CO-OPERATIVE  ACTION  IN  REGARD  TO  HOUSE  BUILDING. 
They  had  been  very  active  in  previous  years,  and  from  a  return 
recently  published  it  appears  that  224  Co-operative  Societies  have 
invested  over  ^5,000,000  in  the  provision  of  25,000  houses.  About 
one-sixth  of  these  are  owned,  managed,  and  let  by  the  societies  as 
landlords:  the  remaining  four-fifths  are  sold,  or  being  sold,  to  members. 

The  following  summary  shews  that  the  cost  of  building  each  house 
has  been  from  ^160  to  £zAo,  and  has  averaged  ;^2  20. 


Sections  of  the 
Co-operative  Union. 


Midland 

Northern 

North-Western 

Scottish 

Southern 

South-Western. 

Western 


Total 


Houses  Built 
and  Owned  by 
Society  as 
Landlord. 


& 

382  252 

694 

2712 

373 
69 
9 


240 
218 
180 


B 
3 
O 

S 


Houses  Built  by 
Society  and  Sold  to 
Members. 


224  4247 


£ 

79480 
176943 
513378 
126868 
203  16712 
2166 
1850 


240 
200 


o  . 

a2 


917397  3709 


197 

S79 
2507 
64 
37 

25 


& 

208 
255 

190 

340 

242 
240 
232 


•c  o  . 

n.  c  u) 
3  3 
t:  o  o 

3  o3h 


Money  Lent  by  Society 

to  Members  to  build 
Houses  for  themselves. 


o 
S 
< 


£  £ 

497  J  51  31653 
207493  83219 
546797!388oii 
11518I  8443 
5141 


7500 
4800 


3900 


827823 


£ 
328374 
402232 
2331296 

11250 
184955 
118459 

25731 


•a 
'5 

a 

V 

Pi 


3 
o 
B 
< 


c  g-d 

I  £ 

I  u  B 

3  3  <a 

I  o  o  > 


520367    3402306  195924S  16082 


£ 

1732151 
148693, 
1469532, 
5323 
90601 
58481I 
■13403 


£ 

1661 
1926 
10887 

52 
912 

437 
207 


Total  Number  of 
Total  Amount  paid 


Houses  24  038.     Total  Amount  of  Co-operative  Capital  invested,  ^5,197,526. 
on  account  of  houses  by  members,  £2,^^gfilS.     Amount  remaming  due  to 
Societies  on  mortgage,  ^i, 805,505. 


l8o  CO-OPERATIVE  HOUSE  PURCHASE  SCHEMES. 

How  to  prepare  a  Co-operative  Housing  Scheme.~In 

the  case  of  hire  purchase  of  an  existing  house,  the  procedure  has  beeo 
for  the  society,  after  inspection,  to  provide  the  money,  and  order  the 
deed  to  be  made  out  direct  from  the  vendor  to  the  purchasing  member 
so  as  to  save  the  cost  of  a  double  conveyance.  The  member  can  therl 
mortgage  the  property  to  the  society  by  a  deed,  making  him  the  actual 
owner  of  the  equity  of  redemption  so  long  as  he  keeps  up  his  payments 
In  the  case  of  house  purchase,  the  societies  advance  from  75  to  90  per 
cent,  of  the  purchase  money  at  the  rate  of  from  3^  to  5  per  cent 
(mostly  4  per  cent.),  with  repayments  at  the  rate  of  id.  per  £  per  month 
and  interest  id.  per  £1  per  month  for  the  first  year,  and  a  reduction  of 
i-2oth  penny  per  £\  per  month  in  each  succeeding  year,  until  at 
the  end  of  20  years  the  whole  sum  borrowed  has  thus  been  repaid 
Rates  and  taxes  are  paid  by  the  tenant-purchaser,  who  undertakes  all 
repairs  and  painting.  Income  tax  if  demanded  from  the  tenant  is  paid, 
and  a  receipt,  taken  in  his  own  name,  is  handed  to  the  society  as  an 
equivalent  for  cash.  The  society,  not  being  the  owner  of  the  house,  is 
not  liable  to  pay  income  or  property  tax,  so  it  claims  the  amount  from 
the  Special  Commissioners,  by  means  ot  a  form  of  claim  obtainable 
from  the  local  surveyor  of  taxes,  together  with  the  voucher  and  a 
statement  signed  by  the  ofificers,  that  the  society  does  not  limit  the 
number  of  its  shares  either  by  its  rules  or  practice.  The  money  is  then 
usually  refunded,  and  in  subsequent  years  the  house  is  often  scheduled 
as  exempt.  Skeleton  mortgage  deeds  for  freehold  property  are  supplied 
by  the  Co-operative  Union.  •  In  some  cases  members  are  admitted  to 
ownership  on  the  tenant-purchase  system,  whereby  no  deposit  is 
demanded  by  the  society,  which  waits  until  the  member  has  a  property 
of  a  few  pounds  in  the  house,  and  then  executes  the  deed  of  conveyance. 
Unlike  a  building  society,  a  co-operative  society  has  not  to  pay  the 
salaries  of  a  large  staff,  and  its  shares  cannot  be  speculated  in  so  as  to 
be  put  up  to  a  premium. 

The  building  of  houses  to  order  for  members  has  generally  been 
found  an  expensive  method,  owing  to  alterations  in  the  details  of  the 
plans  and  specifications  being  so  often  asked  for.  The  better  plan  is 
to  adhere  strictly  to  certain  definite  types  of  building  and  to  accept  no 
application  until  houses  are  built  and  ready  for  occupation 

The  terms  of  repayment  have  varied  from  2s.  to  3s.  6d.  per  week 
per  ;!^ioo,  so  that  the  average  purchase  rent  paid  by  the  members  has 
been  from  4s.  to  8s.  per  week,  and  in  the  great  majority  of  cases  has 
worked  out  at  about  6s.  6d.  per  week. 

The  Co-operative  Wholesale  Society  lends  money  to  the  local  societies 
for  housing  purposes  at  3^  per  cent.  There  is  a  strong  tendency  to 
retain  the  ownership  of  houses  in  the  hands  of  the  societies  as  landowners, 
or,  at  least,  as  ground  landlords ;  but,  where  the  trade  of  a  town  or 
district  fluctuates,  there  is  not  only  a  small  demand  upon  a  society  for 
houses  on  the  hire  purchase  system,  but  a  disinclination  also  on  its  part 
to  build  and  let  to  members  as  a  landlord,  owing  to  risk  of  loss  from 
houses  remaining  untenanted. 

The  great  amount  of  capital  required  has  also  prevented  large 
building  schemes  being  carried  out  for  ownership  by  the  societies,  and 
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up  to  the  present  no  society  has  availed  itself  of  the  provisions  of  Sec- 
tion 67  of  the  Housing  Act  of  1890,  which  would  enable  them  to 
borrow  half  their  capital  outlay  at  about  3^  per  cent,  from  the  Pubhc 
Works  Loan  Commissioners.  If,  at  the  same  time,  they  acted  as 
intermediary  agencies  somewhat  on  the  lines  of  the  Corbett  Estates  and 
the  Small  Dwellings  Acquisition  Company  already  described,  they 
could  more  than  quadruple  their  effective  activity. 

It  is  a  noteworthy  fact  that,  with  all  their  activity  in  promoting  co- 
operative housing  enterprise,  the  members  of  the  various  societies,  as  a 
rule,  are  strong  advocates  of  municipal  housing  schemes  under  Part  111. 
They  are  convinced  that  there  is  ample  room  for  both  municipal  and  co- 
operative enterprise,  and  they  are  not  afraid  of  competition  because  in 
many  respects  they  work  under  similar  conditions.  They  have  a  plethora 
of  capital  within  the  movement,  much  of  which  is  invested  at  2^  per 
cent.,  and  if  they  wished  they  could  profitably  apply  this  for  housing 
purposes,  while  they  are  not  harassed  by  many  of  the  absurd  financial 
restrictions  and  building  regulations  which  hinder  municipal  enterprise. 
They  can  buy  materials  in  great  quantities,  and  carry  out  the  work  on  a 
large  scale  so  as  to  reap  all  the  advantages  which  large  producers 
secure,  and  except  that  they  have  no  compulsory  powers  of  land 
purchase  and  no  facilities  for  providing  cheap  transit,  can  be  in  a 
better  position  than  any  municipality  which  expects  to  carry  out  a 
commercial  scheme  under  present  conditions. 

The  Housing  Scheme  of  the  Woolwich  Co-operative 

Society.  One   of    the   most  recent    experiments   of  co-operative 

societies  is  that  now  being  carried  out  by  the  Royal  Arsenal  Co-opera- 
tive Society  of  Woolwich,  which  is  engaged  in  building  3,500  houses 
on  150  acres  of  freehold  land  which  the  committee  had  the  foresight  to 
secure  in  1886  and  1898.  Bostal  Farm,  Plumstead,  containing  52 
acres,  was  bought  in  1886  at  ^^120  per  acre  and  utilised  for  various 
purposes  so  as  to  earn  5  per  cent,  on  the  capital  invested — a  course  of 
procedure  which  many  municipalities  might  well  imitate  at  the  present 
juncture.  In  the  meantime,  the  normal  increase  of  land  values  was 
going  on  to  such  an  extent  that  in  1898,  when  the  society  decided  to 
buy  the  adjoining  farm  of  122I  acres  the  cost  was  ;^3i8  per  acre,  so 
that  assuming  the  first  land  had  brought  no  return  at  all  in  the  shape 
of  rent,  the  mere  increase  in  capital  value  year  by  year  was  sufficient  to 
represent  a  gain  of  at  least  15  per  cent,  per  annum.  The  scheme  of 
this  society  is  interesting,  therefore,  as  bearing  on  the  suggestion  that 
local  authorities  should  acquire  and  hold  or  lease  land  under  the 
Housing  of  the  Working  Classes  Act,  1900. 

The  estate,  which  cost  ;^4o,ioo,  is  near  Abbey  Wood  Station  and 
Bostall  Heath,  and  the  north-east  portion,  of  about  too  acres,  has  been 
laid  out  as  approved  by  the  London  County  Council,  with  one  main 
thoroughfare  50  feet  wide,  which  runs  diagonally  across  and  has  eight 
streets  parallel  to  each  other  turning  out  of  it.  The  total  cost  of  the 
land,  roads,  sewers,  etc.,  was  ;^56,98o.  With  20  houses  to  the  acre, 
each  house  will  require  a  plot  of  about  200  square  yards,  allowing  for 
roads  and  paths.  The  society  is  doing  all  the  building  by  means  of 
direct  labour  in  the  employment  of  its  own  Works  Department,  in 
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which  ^^6,500  has  been  invested  for  buildings,  machinery,  and  plant. 
Trade  Union  hours  of  labour  and  conditions  of  work  are  observed,  but 
all  ranks  of  labour  receive  not  less  than  ^d.  per  hour  above  the  mini- 
mum trade  union  wage,  in  lieu  of  profit-sharing.  An  active  minority 
wished  to  secure  that  houses  should  in  no  case  be  sold,  but  let  at 
weekly  tenancies  and  at  the  lowest  rents  that  would  cover  the  cost  with 
a  margin  sufficient  for  safety.    It  was,  however,  finally  decided— 

1.  — That  in  no  case  should  the  freehold  be  parted  with,  because  this  had  led 

in  other  places  to  property  falling  into  the  hands  of  landlords,  large  or 
small,  who  used  it  merely  as  the  means  of  squeezing  an  undue  amount 
of  rent  out  of  their  tenants,  or  applied  it  for  the  purpose  of  piling  up 
shops,  offices  and  factories  upon  cottage  sites,  or  allowed  the  dwellings 
to  degenerate  into  slums. 

2.  — That  the  houses  should  be  sold  subject  to  a  lease  for  90-99  years ; 

if  possible,  only  to  the  members  who  desired  to  live  in  them. 

3.  — -That  the  society  should  advance  90  per  cent,  of  the  purchase  money  for 

thirty  years  if  required,  the  repayment  to  be  made  by  equal  quarterly 
instalments,  with  interest  on  the  basis  of  5  per  cent. 

4.  — That  the  purchase  money  should  include  ail  legal  costs,  so  that  a  member 

buying  a  house  should  know  exactly  what  the  cost  would  be,  and  so 
that  all  outlay  could  be  spread  over  a  long  period  with  easy  payments. 
To  carry  out  these  ideas,  it  was  agreed  that  a  fair  minimum  repay- 
ment should  be  11/-  per  month  for  30  years  in  respect  of  every  ^iio 
borrowed,  so  that  a  £t,oo  house  could  be  bought  by  a  rent  of  8/3  per 
week.     In  order  to  meet  the  needs  of  those  who  could  pay  no  deposit, 
it  was  arranged  to  let  them  their  houses  upon  a  tenancy  agreement,  with 
the  option  of  purchase,  charging  rent  at  the  rate  of  3/2  per  week  for 
every  ^100  of  purchase  money,  plus  an  amount  to  cover  all  rates, 
taxes,  and  other  outgoings.    The  rent  so  paid  is  credited  to  the  tenant, 
and  after  debiting  the  account,  with  interest  at  5  percent,  and  the  other 
outgoings,  the  balance  is  carried  to  the  reduction  of  principal,  so  that 
in  three  years  it  is  reduced  10  per  cent.,  and  a  mortgage  is  executed  with 
repayments  on  the  lower  scale  mentioned.     The  society  itself  insures, 
all  houses  against  fire,  and  charges  the  customary  premiums — a  very 
wise  step  in  view  of  the  experience  of  the  Artisans'  Dwellings  Company, 
which  demonstrates  the  comparative  immunity  of  estates  of  small  houses 
from  expensive  fires.     In  order  to  prevent  ownership  drifting  into 
undesirable  hands,  there  are  several  conditions  facilitating  re-purchase 
by  the  society  when  the  tenants  wish  to  sell. 

The  first  brick  was  laid  on  May  28th,  1900,  and  the  sales  of  houses 
commenced  in  December,  1900.  Up  to  July,  1902,  the  society  had 
leased  153  houses  of  the  total  value  of  ^^42,470,  of  which  sum  ;£2'],i2c, 
was  advanced  by  the  society.  Fifty-four  houses,  of  the  value  of  :2^i6,4i5, 
have  been  let  on  rent  purchase  tenancy  agreements ;  and  fifty-two 
houses,  of  the  value  of  ^18,865,  were  let  upon  weekly  tenancy,  pro- 
ducing rack  rents  amounting  to  ;,^i,658  i6s.  per  annum. 

The  general  desire  has  been  for  a  small  self-contained  house,  with 
15  feet  frontage,  containing  four  or  five  rooms  and  a  scullery,  and 
costing  from  ^£20^  to  ^270.  The  earlier  houses,  constructed  for  two 
families,  did  not  sell  so  readily,  and  many  are  occupied  by  weekly 
tenants.  Twelve  types  of  houses  have  been  erected  on  plots  varying 
from  80  to  120  feet  in  depth.  The  elevation  varies  considerably.  The 
following  table  gives  particulars  of  the  estate  up  to  November,  1902  : — 
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BosTALL  Estate,  Plumstead. 
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16 
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4 
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82 

15 

)> 
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3 

7 

6 
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Number  of  Rooms. 


7  rooms,  bath  room,  &  scullery 

7     >>  '»  " 

7     ,,     and  scullery  - 

7     ))  " 

6  bath 'room,  &  scullery 

5     >j  "  " 

5     ,,     and  scullery  - 
5     ,,     bath  room,  conserva- 
tory, and  scullery  - 
5  rooms  and  scullery  - 
5     ,,     bath  room  (unfitted), 

and  scullery 
4  rooms  and  scullery  - 


Rent  per 
week 
to  Tenants. 


13/6 

X3/6 

13/- 

13/-  , 
1 1/6  &  12/- 
11/6&  12/- 
none  let 


The  figures  in  the  last  column  give  the  rack  rent  of  houses  let  to 
weekly  tenants.  The  weekly  rent  purchase  payments  may  be  arrived 
at  by  multiplying  the  figures  in  the  third  column  by  2/1  to  3/2,  and 
dividing  the  result  by  100.  The  ordinary  rents  of  the  district  amount 
to  as  much  as  14/-  per  week  for  a  five-roomed  cottage.  The  ground 
rents  already  amount  to  ;^i,5oo  per  annum,  which  is  sufficient  to 
provide  2%  per  cent,  on  the  entire  capital  outlay  for  site,  although  only 
one-eighth  of  the  site  has  been  utilised. 

An  Interesting  Co-operative  Housing  Experiment.-- 
The  Ealing  Tenants  Limited.— The  Ealing  Tenants  Limited 
deserves  special  notice  because  of  the  novel  character  of  methods. 
The  Society  is  registered  under  the  Industrial  and  Provident  Societies 
Act  and  is  really  an  association  of  tenants.  A  group  of  workpeople  in 
Leicester  have  registered  a  similar  society,  under  the  name  of  the  Anchor 
Tenants  Limited. 

Many  workmen,  particularly  in  a  large  city  like  London,  find  it 
extremely  risky,  as  well  as  expensive,  to  try  and  buy  the  house  they  live 
in  on  the  usual  individualistic  plan.  To  deal  with  the  expense  first. 
One  plot  of  land  will  cost  more  in  proportion  than  fifty  or  a  hundred 
plots.  The  legal  expenses,  the  survey  fees,  and  the  building  of  the 
house  costs  more  in  proportion.  The  interest  to  be  paid,  and  the  legal 
charges  in  connection  with  the  borrowing  of  the  margin  which  a  work- 
man usually  requires  to  enable  him  to  build,  are  also  proportionately 
heavy.  This  is  true,  not  necessarily  because  the  people  he  is  dealing 
with  are  scoundrels,  although  occasionally  they  are  that,  but  because  every- 
thing is  done  on  a  retail  basis,  and  there  are  retail  working  expenses. 
By  association  the  tenant  owner  can  get  everything  done  on  wholesale 
terms,  effecting  a  saving  of  probably  twenty  per  cent.    The  Society 
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buys  Its  land  wholesale  with  the  shares  subscribed  by  intending  tenants- 
builds  Its  houses  wholesale  with  the  money  borrowed  at  a  fair  rate  ot 
interest,  as  loan  stock  or  upon  the  security  of  freehold  land  plus  good 
tenants  whose  shares  are  a  good  security  for  the  regular  payment  of 
rent.  The  Society  has  a  lien  upon  any  tenant's  shares  if  he  fails  to  pay 
the  rent  regularly.  After  interest  has  been  paid  on  the  borrowed 
money,  the  surplus  goes  to  the  tenant-shareholder,  not  in  cash,  but  as 
shares.  The  cost  of  internal  repairs  may  be  taken  out  of  each  tenant's 
share  of  profits.  This  gives  each  tenant  a  stimulus  to  keep  down  the 
cost  of  repairs.  If  a  tenant-member  is  compelled  to  leave  the  neigh- 
bourhood, he  merely  takes  his  share-book  with  him  or  arranges  for  a 
transfer  at  par.  The  co-partners  he  leaves  behind  share  with  him  the 
risk  of  finding  another  tenant. 

,  The  shares  are  £10  each,  and  a  tenant-member  must,  sooner  or 
later,  pay  up  five  shares  or  ;^5o.  This  is  equivalent  to  the  cost  of  the 
plot  of  land  on  which  his  house  stands,  and  is  independent  of  any 
shares  accumulated  out  of  the  profits.    To  conclude,  the  plan  secuVes 

(1)  The  minimum  of  speculation  and  risk  in  letting. 

(2)  Security  to  capital 

(3)  Economy  in  buying,  building,  and  borrowing. 

(4)  Individual  responsibility  without  anxiety. 

(5)  The  sharing  of  surplus  value  equitably 

The  Society  has  bought  land  for  fifty-four  houses  at  Woodfield 
Road,  Eaton  Rise,  Ealing,  and  these  are  being  built  as  rapidly  as 
possible.  Fifteen  have  been  completed  and  the  tenants  are  in 
(December,  1902);  seven  more  are  nearly  completed.  It  is  intended 
to  get  a  larger  estate  when  the  fifty-four  are  completed.  Over  ^3,000 
capital  has  been  paid  up. 

SMALL  HOLDINGS  AND  THE  RURAL  EXODUS. 

The  extent  and  evils  of  the  movement  of  the  population  from  healthy 
country  districts  into  crowded  towns  have  for  some  years  convinced  all 
thoughtful  persons  that  no  lasting  remedy  can  be  devised  for  bad 
housing  while  this  depopulation  of  rural  distiicts  continues.    In  1861 
the  urban  population  of  England  and  Wales  was  only  12,696,521  as 
against  a  rural  population  of  7,369,70^,  but  in  1891  the  urban  popula- 
tion had  increased  to  20,802,770,  while  the  rural  population  was  only 
8,198,248,  in  spite  of  the  lower  death-rate  and  higher  birth-rate  of 
country  districts,  thus  showing  that  the  flow  of  population  from  the 
country  to  the  towns  is  going  on  at  the  rate  of  about  150,000  per 
annum.    During  the  twenty  years  1871-1891  there  was  a  decrease  of 
just  500,000  in  the  number  of  wage-earners  in  agriculture  in  Great 
Britain.    This  movement  has  been  caused  by  deep-rooted  and  far- 
extending  influences,  such  as  the  depression  of  agriculture,  the  counter 
attractions  of  city  pleasures  and  occupations,  the  lack  of  an  educational 
system  calculated  to  excite  a  real  interest  in  rural  pursuits,  and  the 
cumbrous  system  of  land  tenure  and  land  purchase  existing  in  this 
country.    To  reverse  this  tendency  and  produce  a  return  current  of 
population— "  back  to  the  land" — is  one  of  the  most  urgent  needs  of 
the  times. 
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The  Example  of  Denmark.-In  this  respect  an  jniitatio";  °[ 
the  tood  example  set  by  Denmark  would  be  most  beneficial.  That 
counm  durkig  t^he  past  fifty  years  has  actually  been  able  to  induce  a 
dedded  current  of  population  from  the  towns  into  the  country  and 
non'thst^nding  forei^ competition  and  loss  of  terntory  her  mh^^^^^^^^^ 
are  now  more  wealthy  and  numerous  than  formerly.    Co-operation  ana 
Education  united  to  a  system  of  small  holdings,  are  the  forces  which 
We  been'app  ied  to  secure  that  improvement  of  agriculture  which  has 
broughfrom  thish.^^     result.    About  five-sixths  of  her  tern^^^^^^^^ 
possessed  by  small  freeholders  and  peasants     1  hese  have  formed  co 
ooerative  societies  for  the  collection,   sale,    and   export    of  their 
and  with  immense   advantage.    Numerous  cattle-breeding 
societies  co-operative  steam  dairies,  bakeries,  factories,  and  mills  have 
been  set  up  all  over  Denmark.     About  loo  "  People's  High  Schools 
have  been^stablished  by  the  aid  of  moderate  subsidies  from  Govern- 
ment where  young  men  and  women  of  the  peasantry  and  working 
Sasses   up  to  the  ages  of  i8  and  even  25,  may  obtain  board  and 
bs  ruc'tion,  with  extras,  for  several  months  at  a  time,  especially  m  winter 
and  at  the  low  cost  of  about  10/-  per  week.     In  addition  to  complete 
instruction  on  matters  of  rural  life  and  occupation,  the  element  of  social 
union  for  mutual  help  and  amusement  has  been  strongly  encouraged 
both  by  the  high  schools  and  the  Students'  Union.    Numerous  clubs 
for  music,  shooting,  cycling,  and  gymnastics  have  been  formed  so  as  to 
rouse  the  rural  population  to  a  lively  cheerful  existence.     The  erecuon 
of  public  halls  in  the  villages,  taken  in  conjunction  with  this  development 
of  co-operative  and  educational  life,  has  further  helped  to  make  country 
life  universally  attractive.   If  some  of  the  ;^i5o,ooo,ooo  now  expended 
bv  Great  Britain  each  year  for  foreign  produce  were  devoted  to 
encouraging  the  development  of  small  holdings,  co-operation  and  rural 
education,  much  of  this  enormous  sum  might  be  profitably  retained  in 
our  own  country. 

Small  Holdings  in  England  and  Wales.-Although  allot- 
ments and  small  holdings  alone  are  insufficient,  as  a  rule,  to  wholly 
maintain  the  rural  worker,  they  are  invaluable  as  an  aid  to  the  income 
of  the  industrious  labourer;  and,  where  provided  m  conjunction  with  a 
cottage  or  small  homestead,  have  in  several  instances  m  England  brought 
about  an  absolute  increase  in  village  population,  although  not  to  the  extent 
they  would  do  if  accompanied  by  such  organised  encouragements  for 
rural  education,  co-operation,  social  interest,  and  agricultural  profits  as 
exist  in  Denmark. 

A  beginning  must  be  made,  however,  and  it  is  interesting  to  notice 
the  success  which  has  attended  the  efforts  of  Alderman  Winfrey  and 
others,  assisted  by  Earl  Carrington,  in  the  direction  of  procuring  land 
for  the  labourers  in  South  Lincolnshire  and  Norfolk.  After  establishing 
56  tenants  on  136  acres  of  land  at  Spalding  Common,  by  means  of  the 
Small  Holdings  Act  (1892),  it  was  found  that  the  County  Council  would 
not  support  the  necessary  extension  by  municipal  enterprise,  and  a 
"Small  Holdings  Syndicate"  was  formed  in  1895  to  lease  a  farm  of  250 
acres,  upwards  of  a  mile  in  length,  and  known  as  Willow  Tree  Farm, 
from' Earl  Carrington.     It  was  divided  among  100  tenants,  with  plots 
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varying  from  2  to  7  or  more  acres.  All  expenses  of  management,  rates, 
taxes,  repairs,  and  development  are  paid  by  the  syndicate,  and  recovered 
pro  rata  from  the  tenants  at  the  half-yearly  rent  audits.  The  rent  is  the 
average  rent  paid  by  the  farmers  in  the  district,  and  the  tenants  are 
chiefly  agricultural  labourers,  who  work  during  the  greater  part  of  the 
year  for  neighbouring  farmers,  but  all  must  belong  to  the  Allotments 
Club.  At  the  last  rent  audit  it  was  stated  that  only  ^4  had  been  lost 
out  of  ^2,800  rent  receivable.  On  the  165  acres  under  arable 
cultivation,  63  tenants  received  a  clear  ^^485  in  actual  cash  for  their 
own  work,  or  an  average  of  ^^8  each— a  very  useful  addition  to  a 
labourer  s  income,  not  to  speak  of  the  better  quality  of  his  vegetables 
and  meat.  Additional  farms  have  since  been  added,  and  there  are  now 
no  less  than  650  acres,  in  a  ring  fence,  let  to  upwards  of  200  tenants. 

The  Norfolk  Small  Holdings  Association  have  leased  land  in  three 
parishes,  as  follows :— Swaffham,  133  acres ;  Walton  and  Carbrooke 
109  acres ;  Whissonsett,  97  acres.  The  cost  of  the  land  varied  from 
^20  to  £2S  per  acre,  and  it  is  let  at  rental  to  pay  4  per  cent,  net  on 
the  purchase  money.  Tenants  were  in  all  cases  forthcoming  in  greater 
numbers  than  could  be  supplied. 

Mr.  F.  B.  Gale,  a  schoolmaster  in  a  Norfolk  village,  in  reply  to  a 
request  for  information  on  rural  housing,  says  : — 

We  have  the  housing  problem  as  acutely  with  us  as  with  you— only  in  the 
country  it  is  to  a  certain  extent  solving  itself  by  all  the  adult  members  of  the  family 
leaving  the  parental  nest  and  seeking  work  in  the  towns.  I  am  perfectly  aware  that 
the  want  of  decent  cottages  with  some  land  attached  is  the  reason  why  so  many 
leave  the  villages,  and  perhaps  why  a  large  number  keep  away  who  might  return  when 
the  glamour  of  town  life  had  palled.  What  we  require  in  the  country  is  a  number  ot 
httle  homesteads,  ranging  in  acreage  from  3  to  50  acres.  The  50  acres  could  be 
acquired  for  about  ;^5oo  to  ;^7so,  and  a  house  with  other  buildings  could  be  put  up 
for  ;^Soo.  I  am  very  certain  that  a  number  of  capable  young  men,  if  helped  by  means 
of  agricultural  banks,  could  get  a  living  on  such  holdings,  and  pay  ;^5o  a  year,  which 
nieans  4  per  cent,  on  the  capital  outlay.  A  permanent  settlement  of  these,  and  many 
of  their  descendants  on  the  land,  might  be  much  facilitated  by  loans  at  a  low  rate 
of  interest. 

Sir  Robert  Edgcumbe  has  met  with  similar  success  on  the  Rew  Farm 
of  343  acres,  near  Dorchester,  which  was  bought  for  ^5,050.  and  after 
constructing  roads,  wells,  etc.,  cost  about  ^18  per  acre.  It  was  sold  on 
the  rent  purchase  system,  on  a  period  of  from  five  to  ten  years,  to  some 
27  small  purchasers  in  quantities  varying  from  2  to  30  acres,  at  prices 
of  from  £^  to  ;^2o  per  acre.  Nearly  all  the  money  has  been  paid. 
When  the  farm  was  bought,  in  1888,  the  farmer  dwelt  upon  it  with 
three  labourers  and  their  families,  and  the  total  population  was  21. 
Since  then,  14  cottages  have  been  erected  by  various  purchasers,  and 
the  population  on  the  farm  is  now  about  80,  and  likely  to  be  increased, 
as  further  houses  are  to  be  built.  The  parish  has  also  benefited  by  a 
rise  in  the  rateable  value  of  the  farm  from  ;!^2i5  to  ^346. 

Major  Poore  has  developed  a  farm  at  Winterslow,  in  A\"iltshire, 
into  small  holdings,  by  forming  a  representative  village  committee  of 
the  labourers,  who  agreed  to  assist  in  the  development  of  112  acres  into 
small  holdings  of  from  ^  to  16  acres  at  ^^15  per  acre.  The  men  have 
erected  homesteads,  and  otherwise  improved  the  land,  so  that,  whereas 
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under  the  old  regime  three  labourers  were  employed  on  the  i95  acres 
there  are  now  fifty  men  interested  in  the  same  land     A  landholders 
court  has  been  formed  to  manage  a  large  surplus,  which  has  been  formed 
from  the  profitable  development  of  the  estate,  and  all  are  shareholders 
thus  binding  the  men  together  by  some  common  mterest  and  united 
effort  for  mutual  trade  purposes,  while  leaving  them  a  direct  and  sole 
interest  in  the  land  they  hold.   Over  30  cottages  have  been  built  by  the 
labourers :  Major  Poore's  Uability  has  been  paid  off;  there  are  prac  ically 
no  arrears  ;  the  surplus  credit  amounts  to  ^800;  and  the  population 
of  the  village  has  increased,  while  other  parishes  m  the  same  union  have 
shewn  a  lar|e  decrease.  Similar  success  has  attended  another  experiment 
with  a  farm  of  170  acres  at  Bishopstowe,  in  the  Wilton  Union. 

GARDEN  CITIES. 

The  most  ambitious,  and  at  the  same  time  the  most  practical  and 
beneficial,  co-operative  project  bearing  on  housing  is  that  supported  by 
the  Garden  City  Association  (77,  Chancery  Lane,  London,  W.C.),  which 
was  formed  in  1899,  to  promote  the  realisation  of  the  essential  principles 
advocated  in  Mr.  Ebenezer  Howard's  book,  entitled,  "  Garden  Cities  of 
To-morrow."  In  the  main,  it  is  a  project  for  relieving  the  congestion 
in  crowded  cities,  by  an  organised  redistribution  of  the  industrial 
population  upon  the  land  in  new  model  towns,  by  a  concerted  movement 
of  manufacturers  and  others  to  some  suitable  site  selected  for  the 
purpose.    Briefly,  Mr.  Howard's  scheme  is  as  follows  :— 

(1)  The  purchase  of  a  large  agricultural  estate  of,  say,  6,000  acres  (which  is 

equivalent  to  rather  over  3  miles  square),  with  the  object  of  estab- 
lishing a  Garden  City,  as  an  experiment  in  housing  and  important 
social  and  industrial  reforms. 

(2)  The  retention  by  the  community  of  the  Garden  City  of  the  large  anticipated 

increase  in  the  value  of  the  estate  caused  by  its  conversion  from  country 
into  town. 

(1)  The  estate  selected  to  be  carefully  planned  under  the  best  expert  advice, 
so  that  as  the  town  grows  its  factories  and  workshops,  the  houses  ot  the 
people,  the  parks  and  open  spaces,  schools,  churches,  and  other  public 
buildings,  may  be  placed  in  the  most  convenient  positions. 

U)  The  provision  of  a  broad  belt  of  agricultural  land  round  the  town,  under 
such  restrictive  covenants  as  may  secure  to  the  inhabitants  the  enjoyment 
for  all  time  of  the  combined  advantages  of  town  and  country  life,  while 
the  agricultural  tenants  may  have  a  market  for  their  produce  brought 
to  their  doors. 

(C)  The  provision  for  manufacturers,  co-operative  societies,  and  pny^te 
individuals,  of  sites  for  works,  stores,  and  houses,  under  leases,  which, 
while  giving  the  fullest  security  to  tenants  for  all  improvements  made 
by  them,  would  secure  to  the  community  the  increased  value  of  the  land 
—such  increased  value  to  be  expended  for  the  benefit  of  the  town. 

(6)  The  erection  of  dwelling  houses  by— 

(a)  The  Garden  City  Company  ; 
(d)  By  employers  of  labour  ; 

(c)  By  building  societies  ; 

(d)  By  other  private  enterprise. 

(7)  The  scheme  provides  for  the  retenlion  of  a  very  large  amount  of  open 

space  for  recreative  purposes,  and  for  the  allowance  of  land  for  a  fair- 
sized  garden  to  each  house.  It  provides  for  a  population  of  about 
30,000  people  protected  against  overcrowding  by  strict  covenants. 
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^,  "'''^  "  '°  ^""^  ^  '^''"^'^^"y  '°  a^^^'ire  or  purchase  a  site 

and  let  land  lo  tenants  on  Imilding  leases  and  otherwise.  The  fiS 
charge  on  the  net  prr>fits  of  suci,  company  would  be  a  cumulaii^e 
dmdend  to  tl,e  shareholders,  linmed  so  is  not  to  exceed  a  rate  of  ay 
J  'i!"'-  Any  remaining  profits  would  be  applied  for  the  benefit 
o  the  inhabitants  who  would  have  the  right  collectively  to  pu  chase 
the  company's  undertaking  at  par.  pu'i-nase 

It  is  proposed  that  the  city  be  built  on  the  inost  hygienic,  scientific 
aiid  artistic  principles;  there  should  be  pure  air,  abundant  w^ter  lovely 
foliage,  Nvide  streets  stately  avenues,  parks  and  winter  gardens,  public 
ha.ls,  lecture  halls,  libraries,  and  art  galleries.  In  the  outer  ring  of  the 
town  might  be  placed  factories,  warehouses,  dairies,  markets,  timber 
yards,  coal  yards,  etc.,  fronting  on  a  circular  railway,  which  encompasses 
the  town  thus  saving  charges  for  packing,  cartage,  transfer,  and  breakage 
besides  lessening  heavy  traffic  on  the  roads  of  the  town. 

Workpeople  would  obtain  a  far  better  home  at  far  less  rent  •  they 
would  save  money,  time,  and  energy  in  going  to  and  from  work  •  they 
would  get  cheaper  and  fresher  food  from  the  community's  own  estate  • 
they  could  cultivate  their  own  gardens;  and  while  their  happiness  would 
be  added  to  by  better  health,  their  pockets  would  benefit  from  the 
many  consequent  reductions  in  their  expenses. 

As  to  the  practicability  of  the  scheme,  it  is  sufficient  to  point  out  that 
manufacturers,  to  avoid  excessive  rents  and  rates,  or  for  other  reasons, 
often  seek  out  new  sites  for  their  works  in  places  in  the  country,  at  a 
considerable  distance  from  those  they  have  hitherto  occupied  in  'some 
crowded  city. 

The  boot  and  shoe  industry  has  largely  migrated  to  Northampton- 
shire, Leicestershire,  Bristol,  and  Norwich,  and  the  clothing  industry  to 
Leeds,  Bradford,  and  other  places ;  and,  as  is  well  known,  many  of  the 

largest  printing  firms  have  now  established  branches  in  the  country  at 

Aylesbury,  St.  Albans,  Tonbridge,  Dunstable,  Beccles,  and  Watford- 
towns,  which  were  little  more  than  rural  villages  a  few  years  ago.  It  is 
not  alone  a  question  of  rates  and  rents.  Colour  and  photographic 
printing  are  becoming  increasingly  difficult  in  large  centres,  omng  to 
the  impure  atmosphere,  as  is  shewn  by  the  fact  that  this  class  of  printers, 
as  well  as  photographic  paper  manufacturers,  have  their  works  at  such 
places  as  Ashstead,  Watford,  Elstree,  Rickmansworth,  and  West  Drayton. 
The  Xylonite  Company  have  transferred  their  works  from  Homerton 
to  Hale  End,  and  have  a  small  colony  near  Harwich ;  the  Linotype 
Company  from  Manchester  to  Altrincham ;  Kent  (brush  makers)  to 
Hemel  Hempstead ;  Smith  (printers)  to  St.  Albans ;  Burroughs  and 
Wellcome  to  Dartford ;  the  Nine  Elms  Locomotive  Works  of  the  L.  and 
S.  W.  R.  have  been  transferred  to  Eastleigh,  Hants. 

Messrs.  Cadbury  (cocoa  manufacturers),  Messrs  Lever  Bros,  (soap 
makers),  Messrs.  Milne  and  Co.  (car  builders),  and  others,  have  not  only 
moved  out,  but  have  acquired  freehold  sites  on  which  they  have 
established  new  industrial  centres,  where  they  have  scope  for  the 
development  of  their  factories,  and  are  also  able  to  provide  bright  and 
cheerful  homes  for  their  workers  at  less  rents  than  the  rents  of  worse 
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houses  in  large  towns,  yet  with  the  addition  of  gardens  or  allotments, 
and  of  recreation  grounds,  swimming  baths,  and  mdoor^^  clubs. 
"  Nothing,"  says  Mr.  Cadbury,  "  pays  the  manufacturer  better  ;  and, 
he  adds,  "  It  would  be  the  greatest  boon  to  the  toilers  of  this  country, 
if  it  could  be  carried  out  to  any  large  extent." 

These  large  firms  have  not,  it  is  true,  established  "  Garden  Cities," 
but  Bournville  and  Port  Sunlight  illustrate  many  of  the  advantages 
which  a  Garden  City  would  afford ;  and  one  of  the  objects  of  the 
project  is  to  make  it  possible  for  numerous  small  undertakings,  which 
could  not  go  out  singly,  to  secure  the  benefits  which  such  removal,  if 
well  organised,  may  ensure. 

Then,  besides  the  establishment  of  new  works  in  country  districts  in 
substitution  for  old  works  in  crowded  centres,  there  are  numerous  cases 
of  branch  factories  being  started  in  the  country,  and  also— and  tliese 
cases  are  perhaps  equally  numerous— the  starting  in  open  districts  of 
entirely  new  works  in  connection  with  new  industries  which  the  progress 
of  invention  has  created.  As  instances  of  the  latter  class,  may  be 
mentioned  the  Kodak  Company's  works  at  Harrow,  and  the  Westing- 
house  Company's  works  at  Old  Trafford. 

Mr.  Troup,  head  of  the  Parhamentary  Department  of  the  Home 
Office  in  his  evidence  given  before  the  Joint  Committee  appointed  to 
consider  the  hearing  of  the  Private  Bill  Legislation  on  the  Housing  of 
the  Working  Classes,  made  the  following  remarks  m  reply  to  a  question 
of  the  Chairman  (the  Earl  of  Camperdown)  :— 

The  relief  of  congested  districts  might  be  met  by  the  removal  of  factories  to  the 
country.  Of  course,  that  was  a  general  suggestion.  The  number  of  factories  m 
London  which  employed  over  lOO  persons  was  748.  The  total  number  of  employees 
was  200  000.  With  the  wives  and  families  this  would  represent  a  total  population 
of  600  000.  These  figures  referred  to  the  administrative  County  of  London.  He  had 
ascertained  that  there  was  already  a  tendency  to  remove  the  factories  to  the  country. 

On  the  score  of  sufficiency  of  space,  it  may  be  pointed  out  that  the 
counties  of  Surrey,  Kent,  Sussex,  Hampshire,  and  Berkshire  would 
absorb  the  population  of  London,  in  addition  to  their  own  population, 
more  than  three  times  over  on  the  Garden  City  basis  of  five  to  the  acre. 

The  following  figures,  shewing  the  amount  realised  by  a  few  large 
estates  sold  by  auction  in  1900-1901,  give  an  indication  of  the  probable 
cost  of  the  site  of  a  Garden  City  : — 

Gateforth  Hall,  Selby,  Yorks,  1,882  acres,  for  ;,^85,ooo. 
Whittlebury.  Northants.,  3,000  acres,  for  ;^ioo,ooo. 
Clarendon  Park,  Wilts.,  4,250  acres,  for  ;^8o,ooo. 
Reedham  Hall,  Norfolk,  1900  acres,  for  ;^45,ooo. 
iBerrington  Hall,  Eye,  Suffolk,  3,200  acres,  for  ^70,000. 
Hinxton,  Cambs.,  1,910  acres,  for  ;^58,ooo. 
Westwood  Park,  Worcester,  3,077  acres,  for  ;^7o,ooo. 
Elton  Manor,  Notts.,  1075  acres,  for  ;^27,ooo. 
Stukely  Hall,  Huntingdon,  1,050  acres,  for  ^^30,000. 
Buris  Wood,  Speldhurst,  Kent,  676  acres,  for  ;,^28,ooo. 

The  average  price  paid  for  agricultural  land  in  1897  was  ;^4o  an 
acre.    At  this  figure  the  cost  of  the  estate  would  be  ;^240,ooo.  The 
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town  site  would  occupy  only  about  one-sixth  of  the  whole  area,  and 
these  1,000  acres  would  cost  about  ;^4o,ooo.  At  4  per  cent.,  this  would 
amount  to  ;^i,6oo,  and,  divided  by  the  population  of  30,000,  would 
average  only  i/i  per  head.  Sites  of  parks  and  public  buildings  would 
occupy  land  purchased  at  agricultural  price,  and  thus  the  rates  would  be 
very  low  in  respect  of  those  public  institutions  which  are  such  a  heavy 
burden  elsewhere.  Richmond,  which  is  a  town  of  about  30,000  popula- 
tion, has  had  to  pay  over  ;^2,ooo  per  acre  for  sites  of  such  institutions, 
and  in  one  year  has  had  to  buy  land  for  street  widening  at  the  rate  of 
;^25o,ooo  an  acre. 

For  an  annual  levy  of  6/-  per  head,  the  community  would  secure 
^9,000,  which  would  be  sufficient  to  pay  the  ground  rent  of  the  entire 
site,  and,  if  thought  desirable,  secure — 

(1)  Building  site  of  not  less  than  20  feet  by  100  feet  for  each  five  persons,  with 

a  considerably  higher  average  ; 

(2)  Road  space  of  the  amplest  kind,  no  road  being  less  than  90  feet  wide,  and 

several  120  feet  wide  ; 

{3)  Ample  sites  for  library,  schools,  churches,  swimming  baths,  etc.  ; 

(4)  Sites  for  town  hall  and  other  municipal  buildings  ; 

(5)  A  central  park  of  145  acres,  and  a  magnificent  avenue  420  feet  wide  (Grand 

Avenue),  extending  in  a  circle  of      miles  ; 

(6)  Land  required  for  a  circular  railway  encompassing  the  town  ; 

(7)  82  acres  for  warehouses,  factories,  etc.,  all  of  which  would  be  situated  on 

the  circular  railway,  and  would  thus  economise  greatly  in  cartage,  etc. ; 

(8)  Site  for  arcade  for  shopping  (Crystal  Palace),  the  circular  form  of  which 

would  bring  it  within  600  yards  of  the  furthest  removed  inhabitant ; 

(9)  5,000  acres  of  agricultural  land. 

A  second  step  towards  the  establishment  of  the  first  Garden  City 
has  been  the  formation  of  Garden  City  Pioneer  Company,  with  a  capital 
of  ;2^2o,ooo,  the  whole  of  which  has  already  been  fully  subscribed,  for 
the  purpose  of  doing  such  preliminary  work  as  will  result  in  the  successful 
establishment  of  the  actual  Garden  City  Company.  Some  of  the  best 
known  public  men,  manufacturers,  and  economists  have  given  their 
adhesion  to  the  scheme,  and  have  taken  up  shares  in  the  company,  and 
it  is  fair  to  say  that  before  many  years  are  over  the  first  Garden  City 
will  be  an  accomplished  fact. 

The  great  Co-operative  Societies  are  already  seriously  considering 
as  to  the  feasibility  of  a  scheme  financed  entirely  by  themselves. 
They  have  ample  funds,  and  a  levy  of  a  penny  per  month  for  three 
years  from  each  co-operator  would  purchase  the  freehold  of  the  first 
Garden  City. 

The  London  County  Council  and  the  great  towns  of  the  north 
might  well  acquire  the  site  for  a  Garden  City,  and  by  co-operation  with 
private  enterprise  successfully  establish  such  a  colony,  either  under  the 
Housing  Acts  of  1890  and  1900,  or  under  such  local  acts  as  might  be 
necessary  for  the  proper  development  of  the  scheme. 
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It  is  obvious  that  the  ideal  provision  for  the  ^^^^^^X^^^^f^^^ 
towns  is  the  Suburban  Cottage  and  there  is  no  ^oub  that  the  g^^^^^^^ 
bulk  of  the  improved  housing  of  the  working  classes  must  be  ettectea 
by  the  mul  ipEcation  of  Model  Industrial  Villages  m  the  suburbs 
consisting  of 'various  types  of  cottages  at  cor-sporiding  rentals,  and 
accompanied  by  an  improved  system  of  cheap  trams  and  trains. 

Mention  has  already  been  made  of  the  Manchester,  Sheffield,  and 
London  Countv  Council  suburban  housing  schemes,  but  as  these  a  e 
not  yet  established,  it  will  be  useful  to  consider  what  has  been  done  m 
SSs  respect  by  others,  and  for  this  purpose  three  schemes  of  different 
types  may  be  considered,  all  of  which  could  be  estabhshed  under 
Part  III  of  the  Act  of  1890. 

(i)  The  London  suburban  villages  of  the  Artisans  Labourers 
and  General  Dwellings  Company— types  of  a  town 
estate  of  workmen's  cottages  ; 
The  village  of  Port  Sunlight,  near  Birkenhead  established 
^  by  Messrs.  Lever  Brothers-a  type  of  what  can  be 
done  by  large  manufacturers  tor  the  housmg  of  their 
workpeople. 

(^)  The  village  of  BournviUe,  near  Birmingham,  established  by 
Mr  George  Cadbury-a  type  of  the  residential  garden 
villages  that  ought  to  be  estabhshed  round  all  centres 
of  population. 

MODEL  ESTATES  OF  THE  ARTIZANS  DWELLINGS  COMPANY. 

This  Company  was  formed  in  1867,  with  the  idea  of  carrying  out 
schemes  for  the  construction  and  management  of  cheap,  commodious, 
and  Tanitary  working  class  dwellings  all  over  the  country,  allowing  only 
a  fixed  anci  hmited'rate  of  interest  (5  per  cent.)  on  its  capital,  and 
subject  to  this  return,  administering  its  large  property  in  the  interests  of 

the  tenants.  _ 

Altogether,  the  Company  has  gradually  raised  about  ;^2,5oo,ooo 
for  its  object,  and  now  provides  accommodation  for  between  30,000  and 
40,000  people,  mostly  working  men  earnmg  from  25/-  to  5o/-  per  week, 
but  some  of  the  superior  houses  are  let  to  tenants  with  higher  incomes 
and  the  greater  profits  from  these  enable  some  of  the  cottages  for  the 
poorer  classes  to  be  let  cheaper  than  they  would  otherwise  have  been 

Most  of  the  houses  are  in  London.  Building  work  was  actually 
begun  in  several  provincial  centres,  such  as  Salford,  Liverpool, 
Birmingham,  Smethwick,  and  Gosport,  but  it  was  found  preferable  to 
restrict  work  in  the  main  to  London,  where  hjgher  rentals  could  be 
obtained. 
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The  capital  of  the  Company  now  consists  of  about  /:i,soo,ooo  in 
ordinary  shares  of^  10.  on  which  5  per  cent.,  free  of  income  ax  his 

stock TvwT''^  ''''''  ^1^°°^ -bout  ^x,ooo,ooo  preferen?: 

stocK,  paying  4^  per  cent.  ' 

Four  Model  Industrial  Villages  in  London—The  property 
of  the  Company  m  London  consists  of  four  estates  of  cottage  dwe  ings 

TondoT    !;°"''%f"^        '^'■S^  ^'"^'^  -  different  parts  of 

tZ  Z.  ^^".•^'^^"ts  are  considered  the  more  successful. 

The  following  particulars  with  regard  to  them  may  be  useful. 

T  Shaftesbury  Park  Estate  is  at  Lavender  Hill,  near  Clapham 

Junction  S.W.,  and  was  the  first  large  undertaking  of  the  Company 
It  consists  of  42I  acres,  covered  by  30  shops,  1,135  single  houses 
double  houses,  and  one  block  of  2  2  tenements,  costing  abolt  ^3  70  000^ 
and  yielding  a  collective  annual  rental  of  about  ^^28,000.  ' 

The  Queen's  Park  Estate  is  near  Harrow  Road,  W.,  and  consists  of 
76  acres,  covered  by  116  shops,  2,076  single  houses,  108  double  houses, 
and  a  public  hall,  costing  about  ;^77o,ooo,  and  yielding  an  annua 
rental  or  over  ^^63,000. 

The  Noel  Park  Estate  is  about  ten  minutes  from  Hornsey  and 
Wood  Green  Stations,  in  the  north  of  London.  It  consists  of  100 
acres  so  of  which  are  covered  by  85  shops,  1,076  single  houses,  and 
174  double  houses,  costing  about  ^475.ooo,  and  yielding  an  annual 
rental  of  over  ^35,000. 

The  Leigham  Court  Estate  is  at  Streatham,  in  the  S.W.  district 
ol  London,  and  consists  of  66  acres,  covered  by  292  houses  and  ^7:5 
inaisonettes  (with  two  separate  dwellings),  yielding  at  present  about 
;62i,ooo  per  annum.  Most  of  these  houses  are  for  a  superior  class  of 
residents,  and  building  is  not  yet  completed. 

Description  of  Typical  Estate— Noel  Park.— The  following 
short  account  of  the  Noel  Park  Estate  may  be  taken  in  most  respects 
as  applying  to  each  of  the  above-mentioned  estates  of  the  Company:— 

This  estate  is  laid  out  for  building  purposes,  with  a  main  avenye  60  feet  wide 
other  avenues  50  feet  wide,  and  cross  streets  40  feet  wide.  As  the  houses  are  built' 
the  roads  are  completely  made  up,  channelled  and  curbed,  and  the  footways  are 
entirely  paved  with  York  stone  and  planted  at  regular  intervals,  mostly  with  Plane 
T      I  A  drainage  of  the  estate,  in  accordance  wiih  the  requirements  of  the 

ixjcal  Authorities,  has  been  arranged  on  the  dual  system,  the  rain  and  surface  water 
being  kept  separate  from  the  sewage.  No  drains  run  through  the  houses,  back  drains 
with  intercepung  manholes,  specially  ventilated,  being  provided  to  all  terraces. 

A-rc  "^'^^  2,500  houses  and  shops  built  on  this  estate,  mostly  of  five 

different  classes,  as  shewn  in  the  plans.     About  1,305  houses  are  already  built,  and 
are  already  occupied. 

Houses  are  built,  generally  speaking,  in  five  classes,  as  follows  :— 

Size  Total        Number         Cost  Rent 

of  floor  of  of  per  week 

plots^^  area^in        rooms.         building.  from 

1st  Class  Houses    -    16  by  85  -  1V5  -  eight  -  /350  -  11/- to  14/- 

2nd  Class  Houses  -  15A  by  80  -     936  -  seven  -  /280  -  lo'- 

3rd  Class  Houses  -    15  by  70  -     800  -  six  -  -  q/- 

4th  Class  Houses  -  14^  by  70  -     660  -  five  -  /aoo  -  7/6 

Sth  Class  Houses  -  13  by  60  -  470  -  four  -  £^80  -  6/- 
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In  addition  to  these,  an  endeavour  has  l.een  made  to  provide  two  separate 
dwel  ines  bv  huttinc  off  the  staircase  in  the  3rd  class  houses,  and  arranging  the  upper 
floo  so  s  tVhave  a^l.ving  room  and  two  bedrooms,  with  an  outside  staircase  down 
to  the  batk  gaid^^^^^  cfoset  and  wash-house  being  held  in  common  In  the  same 
wa%ie  pian  o  fi  st-class  houses  has  been  developed  so  as  to  have  a  'rontage  of 
IQ  f;et  and  two  separate  dwellings  with  separate  entrances  back  and  front  on  each 
Sor  and  a  small  additional  bedroom,  besides  a  W C,  wash-house,  and  scullery  for 
each  flat  The  cost  of  these  flats  has  varied  from  ^300  to  £500  for  the  double  flat, 
and  the  rents  from  4/6  to  8/6  per  week  for  each  smgle  flat. 

The  creneral  planning  of  these  houses  does  not  show  any  specially  new  arrange- 
ment theC.w^h  the  exception  of  .he  fourth  and  fifth  class  houses  and  double 
flats,  being^^that  which  seems  to  have  been  universally  adopted  in  all  town  and 
suburban  terrace  dwellings. 

The  houses  are  all  built  with  a  layer  of  concrete  over  the  whole  area  of  the 
buildings  ^  waUs  are  of  brickwork,  rhe  party  walls  being  hollow  or  14  inch  thick 
to  preven  the  oassage  of  sound  between  the  tenements  ;  slate  and  cement  damp-proof 
courses  are  used  ;  the  walls  are  faced  with  red  and  yellow  bricks  with  terra  cotta  or 
rificial  stone  cil  s  and  flower  guards  ;  the  roofs  are  mostly  slated,  but  to  give  variety 
manv  a  e  tiled  ;  the  •A-hole  being  built  with  the  best  materials  and  designed  to  have  a 
bright  Ind  cheerful  r.ppearance  There  is  a  constant  water  supply,  and  no  cisterns 
are  used  except  the  water  waste  preventors  to  the  water-closets.  The  sanitary 
^rangements  are  of  approved  yet  simple  character,  all  waste  and  other  pipes  being 
discharged  over  open  trapped  yard  gullies. 

Some  of  the  land  not  yet  built  upon  is  used  for  cricket  and  recreation  grounds, 
and  al.TO  allotment  gardens.  In  order  to  promote  thrift  and  self-respect,  no  public- 
houser,  or  pawnbrokers'  shops  are  allowed  on  the  estate. 

]\5anagement  of  the  Estates.— The  total  working  expenses  on 
the  four  London  cottage  estates  amount  to  about  ^40.000  on  a  rental 
of  about  50,000,  and  although  the  houses  have  now  been  occupied 
many  years,  the  expenses  have  always  been  below  the  average  for  this 
class  of  dwelling,  owing  to  the  admirable  system  of  management. 
Tenants  do  not  like  to  move,  so  losses  from  empties  are  pracically  ml. 
Sometimes  there  are  absolutely  no  arrears.  The  average  loss  from 
irrecoverable  arrears  is  about  one-eighth  per  cent. 

Each  settlement  has  its  own  superintendent,  who  is  a  practical 
builder,  living  on  the  spot,  and  who  has  to  make  regular,  full,  and 
frequent  reports  on  the  estate,  with  the  assistance  of  a  staff  of  collectors 
and  officers,  who  are  paid  a  gratuity,  in  addition  to  their  fixed  salary, 
for  securing  prompt  payment  of  rent.  Repairs  foremen  inspect  the 
buildings  and  see  what  damage  is  done,  or  what  repairs  are  needed,  but 
the  tenants  are  remarkably  careful  in  this  respect,  and  little,  has  to  be 
done.  Committees  of  the  Directors  also  periodically  visit  each  estate. 
The  danger  arising  from  fire  has  been  found  to  be  so  infinitesimal  (only 
^103  lost  in  14  years)  that  the  Company,  after  paying  £7,000^  in  14 
years,  has  discontinued  insuring  anything  but  the  shops,  forming  instead 
an  insurance  fund  of  its  own,  which  now  stands  at  about  ;^5,ooo. 

The  Company  began  by  selling  its  houses  on  the  Shaftesbury  Park 
Estate,  but  this  was  found  to  be  disadvantageous  for  purchasers  in 
cases  of  removal  for  fresh  employment,  when  they  were  left  with  the 
houses  on  their  hands,  and  it  also  interfered  with  the  successful 
management  of  the  estate  by  the  Company.  Accordingly,  most  of  the 
houses  sold  have  been  bought  back,  and  at  present  no  house  is  sold  j 
all  are  only  /ei. 
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The  estates  are  occupied  by  travellers,  warehousemen  and  clerks, 
railway  employees,  tradesmen's  assistants  of  all  kinds,  artisans  of  all 
classes,  cabmen,  letter  carriers,  labourers,  policemen,  pensioners,  etc. 
The  inhabitants  are  healthy,  and  but  few  complaints  are  made.  The 
death  rate  on  the  Company's  estates  in  a  typical  year  was  about  14-41 
per  thousand. 

THE  VILLAGE  OF  PORT  SUNLIGHT. 

Mr.  W.  H.  Lever,  the  founder  of  Port  Sunlight,  has  made  architecture 
and  building  a  lifelong  hobby,  and  firmly  believing  in  the  humanising, 
refining,  and  elevating  influences  of  beautiful  dwellings  with  healthy 
surroundings,  he  has  expended  much  of  the  large  fortune  derived  from 
his  colossal  business  in  establishing  a  model  village  of  pretty  cottages 
and  well-equipped  social  and  public  institutions  for' the  benefit  of  his 
workpeople. 

Finding  the  works  at  Warrington  too  small  for  a  rapidly  growing 
business,  the  firm  decided  to  remove  entirely  to  some  rural  district, 
where  ample  acreage  could  be  secured  adjacent  to  both  rail  and  water 
transport,  with  reasonable  facilities  for  obtaining  the  necessary  supply 
of  labour.  The  spot  selected  was  on  Bromborough  Pool,  a  tidal 
tributary  of  the  Mersey,  where  a  strip  of  land  containing  230  acres  was 
gradually  acquired,  and  utilised  as  to  90  acres  for  the  business  and 
works,  and  as  to  140  acres  for  the  village. 

Development  of  the  Site.— The  site  of  the  village  was  intersected 
by  ravines  or  gutters,  up  which  the  tide  used  to  flow,  but  they  are  now 
filled  up  above  high-water  mark,  and  left  for  parks  and  recreation 
grounds,  occupying  some  25  acres.  In  shape,  it  is  an  irregular  oblong 
about  I  200  yards  in  length  by  700  yards  in  width,  and  it  is  served  by 
three  straight  roads  running  along  its  length,  with  fifteen  or  more  smaller 
roads,  lined  with  trees,  running  in  various  directions  to  follow  the 
curves  of  the  ravines,  and  connected  in  several  places  by  banks  or 
light  and  graceful  bridges.  The  general  width  of  the  roads  is  40  feet, 
sav  8  feet  for  each  footpath  and  8  yards  for  the  roadway,  but  the  widest 
road  is  12  yards  for  roadway  and  12  feet  for  each  footpath.  The  total 
length  of  roadways  is  some  three  and  a  half  miles. 

"bealing  first  with  the  general  development  of  the  village,  it  is  cut 
UP  into  some  twenty-five  or  more  parcels  of  ground,  of  which  about 
twelve  are  utilised  as  sites  for  dwellings,  and  six  for  public  buildings 
and  institutions,  the  others  being  open  spaces.  Each  parcel  of  ground 
is  surrounded  by  roads,  which  are  faced  on  one  side  by  cottages,  and 
on  the  other  by  an  open  space.  At  the  rear  of  the  cottages,  forming 
a  quadrangular  enclosure,  are  garden  allotments  which  are  very  much 
appreciated,  and  which  are  let  at  6d.  per  rod  (or  perch)  per  annum, 
with  water  laid  on  gratis.  In  addition  to  the  houses,  there  are  a 
gymnasium,  an  open  air  theatre,  an  oval  open  air  swimming  bath  (100 
feet  bv  7^  feet,  with  convenient  dressing  rooms),  and  two  large  halls 
known  as  Gladstone  Hall  and  Hulme  Hall.  There  is  a  men's  social 
club  with  bowling  green  attached.  A  group  of  shops,  for  grocery, 
provisions,  drapery,  millinery,  and  meat  are  managed  by  the  emp  oyees 
Themselves  entirely  on  co-operative  lines.     Over  the  shops  is  the 
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nirls'  Institute  where  sewing  classes,  ambulance  classes,  and  other 
S  tedu^atTon^l  gatherings  ar'e  held.  There  are  some  handso-  school 
buildincrs  '-iving  ultimate  accommodation  for  1,500  scholars,  ana  a 
churc^is^n  course  of  construction.  The  village  mn  is  a  very  handsome 
s  ructure  but  is  not  intended  for  the  sale  of  intoxicants.  Akogether 
he  wSo!;  scheme  of  building  is  so  devised  as  m  t-e  to  g-  the  whole 
villa-e  all  the  air  of  a  quiet  and  pretty  old-fashioned  Surrey  village. 

Inhere  are  about  600  dweUing  houses,  and  the  accompanyi^^^ 
photographs  give  a  variety  of  types  of  pretty  elevations  The  Bungalow 
cotta-es  at  Raby  Road  are  on  much  the  same  plan  as  the  lush 
Curers'  cottgel,  but  it  must  be  admitted  that  the  elevation  >s  well 
worth  the  extra  cost. 

Description  of  Dwelling  Houses.-There  are  about  a  dozerj 
houses  occupied  by  the  various  heads  of  departments  and  profess.ona 
men  anSployed  in  the  village,  but  the  rest  of  the  dwellmgs  consist 
of  CO  ta«es  ith  a  standard  type  of  plan,  but  with  all  sorts  of  variations 
in  the  elevations.    In  planning  the  standard  type  the  idea  has  been  to 
nrovi^e  a  warden  as  foreground  to  the  cottage  and  screen  from  the  road. 
The  e  front  gardens  are  kept  by  the  firm  at  a  cost  of  3d.  each  per 
week     The  Accommodation  in  the  standard  type  of  cottage  provides 
for  three  bedrooms  upstairs,  with  living  room  or  kitchen,  scullery,  bath- 
room, and  larder  on  the  ground  floor,  with  enclosed  yard  and  usual 
outbuildings.    Each  house  is  square  built,  with  no  back  addition.  The 
entrance  from  the  street  is  into  a  vestibule,  giving  access  to  the  stairs, 
bath  and  kitchen     The  materials  used  are  mostly  bricks  and  tiles, 
^hn  niTc  Jes^gre.tde.l  of  beautiful  half  timber  work  has  been 
pu   into  the  elevations.    The  frontage  is  about  18  feet  and  the  depth 
?4  fe?t     Each  yard  is  about  200  feet  in  extent,  and  the  average  area 
of  each  room  is  about  1 20  square  feet.     As  a  rule,  one  large  bedroom 
Skes  up  the  front  of  the  house,  and  the  space  behind  is  divided  into 
two  small  back  bedrooms. 

Thirteen  years  ago  these  cottages  cost^20o  each  to  bmld^"d 
identically  the  same  cottage  in  1901  cost  £330  o  build.  There  are 
also  some' dwellings  known  as  parlour  houses,  which  ^ave  an  additional 
bedroom  on  the  first  floor,  and  a  parlour  on  the  ground  floor.  ihe 
parlour  houses  cost  ^35°  each  to  build  in  1888,  and  now  about 
_;^55o  each. 

Financial  outlay  and  return— The  total  capital  outlay  on  the 
village,  including  everything,  has  been  about  ;^35o>°o°.  but  as  the  rents 
are  fix^d  so  as  simply  to  pay  for  rates,  taxes,  repairs,  and  maintenance 
no  attempt  has  been  made  to  secure  that  they  should  be  a  flnancial 
success.   The  rents  were  formerly  about  3/-,  but  are  now  5/-  per  cottage 
per  week,  owing  to  the  unduly  heavy  cost  of  repairs.     Mr.  Lever  con- 
siders that  the  bare  cost  of  management  of  the  cottages  upon  the  most 
economical  lines  would  be  3/6  per  week.     Allowing  ;^24o  per  acre 
for  site,  and  taking  10  cottages  to  the  acre,  the  total  cost  for  a  cottage  and 
land  is  £354,  which,  at  4  per  cent,  interest  and  i  per  cent,  depreciation 
is  /"i,7i4  per  annum,  or  6/10  per  week.     Adding  to  this  the  cost  of 
rates,  taxes  and  repairs,  etc.,  we  have  a  rental  of  10/4  per  week  as  the 
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letting  value  of  the  cottages  on  an  ordinary  commercial  basis.  Taking 
interest  at  3  per  cent.,  and  depreciation  at  h  per  cent.,  a  gross  rent  of 
8/3  per  cottage  per  week  would  be  sufficient.  The  annual  cost  of  the 
scheme  to  the  firm  is  some  10,000  a  year  for  interest.  This  is  looked 
upon  by  the  firm  as  a  perfectly  legitimate  charge  against  the  business, 
inasmuch  as  the  better  conditions  of  home  life  increase  the  energy, 
intelligence,  and  efficiency  of  the  workers,  besides  attracting  a  body  of 
men  and  women  to  reside  in  the  district  who  might  otherwise  be  kept 
from  migrating  to  a  country  factory  by  the  counter  attractions  of  city 
life.  The  same  remarks  apply  to  the  rural  village  of  Thornton  Hough, 
where  Mr.  Lever  had  farms,  and  consequently  wanted  to  induce  good 
labourers  to  reside  in  the  neighbourhood. 

In  the  case  of  the  village  of  Thornton  Hough,  a  good  deal  of  re- 
construction of  existing  cottages  has  been  carried  out  on  somewhat 
similar  lines,  so  that  Mr.  Lever  has  only  had  about  one  per  cent,  direct 
return  on  the  investment.  Only  the  irreclaimable  cottages  were  pulled 
down  and  replaced  by  new  ones.  The  rest  were  altered  and  repaired 
so  as  to  meet  modern  requirements. 

How  to  Forestall  the  "  Land  Corner." — When,  on  various 
occasions,  it  has  been  necessary  for  Mr.  Lever  to  acquire  additional 
land,  he  has  found  that  the  prices  asked  for  adjoining  property  have 
been  considerably  raised,  and  in  order  to  get  over  this  diJEficulty  he  has 
bought  land  in  the  next  zone,  so  that  the  usual  comer  in  land  on  the 
outskirts  of  small  towns  has  not  operated  against  him  to  the  extent  it 
would  have  done  if  he  had  not  taken  this  wise  precaution.  He,  there- 
fore, advocates  the  purchase,  by  municipaUties,  of  large  areas  of 
agricultural  land  on  the  outskirts  of  their  respective  districts,  with  a 
view  to  their  development  for  building  sites,  either  by  the  erection  of 
municipal  dwellings,  or  by  the  creation  of  long  leases  to  private 
individuals  and  others.  By  this  means  prices  for  the  belt  of  land 
immediately  adjoining  the  existing  houses  are  prevented  from  that 
artificial  inflation,  which  is  inevitable  when  no  competing  supply  of 
sites  is  available. 

THE  BOURNVILLE  VILLAGE  TRUST. 

Object  of  the  Experiment.— No  housing  experiment  of  recent 
years  has  attracted  so  much  attention  as  the  famous  model  village  of 
Boumville,  just  established  by  Mr.  George  Cadbury,  adjacent  to  his 
famous  chocolate  works,  on  the  outskirts  of  Birmingham,  and,  with 
characteristic  munificence,  handed  over  by  him  as  an  absolute  gift  to 
a  body  of  Trustees,  not  only  for  the  purpose  of  perpetuatmg  and 
extending  it  on  the  same  lines,  but  also  to  apply  the  surplus  revenue  to 
the  purchase  of  other  estates,  either  in  the  neighbourhood  of  Birmingham 
or  elsewhere,  to  be  developed  as  manufacturing  villages.  The  value  of 
the  experiment  lies  not  only  in  the  direct  benefit  conferred  upon  those 
for  whom  it  provides,  or  will  provide,  healthy  dwellings  and  rural 
surroundings,  but  it  lies  even  more  in  the  object  lesson  it  gives  of  what 
is  possible  in  this  direction. 

In  particular  Mr.  Cadbury  has  lately  had  very  much  in  view  the 
powers  possessed  by  municipalities  with  regard  to  the  housmg  schemes, 
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under  Part  III.  of  the  Act  of  1890,  and  more  recently,  the  additional 
powers  triven  to  them  under  the  amending  Act  of  1900,  for  purchasing 
land  and  establishing  dwellings  outside  their  districts  upon  agricultural 
land.  He  wished  to  set  a  high  standard  for  municipal  bodies  to  follow, 
especially  in  the  direction  of  an  ample  provision  of  ground  for  each 
dwelling.  Speaking,  in  1901,  to  a  representative  of  the  Municipal 
/ournal,  he  said : 

"The  public  announcement  of  the  experiment  would  not  have  been  made  just 
now,  had  it  not  been  for  the  fact  that  the  London  County  Council  and  other 
important  municipal  bodies  are  preparing  great  housing  schemes,  and  that  1  feel  so 
strongly  that  it  would  be  a  lamentable  mistake  to  herd  the  workmg  people  together 
in  localities  other  than  those  they  now  occupy,  thereby  creating  more  slums.  .  .  . 
Our  main  object  is  to  develop  the  physique  of  the  nation  ;  and  supposmg  land  could 
be  acquired  cheaply  enough,  I  should  recommend  action  on  similar  hnes  to  the 
London  County  Council,  and  other  great  municipal  bodies." 

Lifelong  labour  among  the  poor,  forty  years'  work  as  teacher  of  a 
men's  Bible  class  in  Birmingham,  and  an  intimate  knowledge,  first- 
hand, of  the  life  histories  and  struggles  of  hundreds  of  working  men, 
have  convinced  Mr.  Cadbury  that  the  overcrowding  of  masses  of 
people  in  large  cities  not  only  results  inevitably  in  the  most  serious 
moral  and  physical  deterioration,  but  also  imposes  an  a.lmost  insur- 
mountable barrier  in  the  way  of  all  efforts  towards  helping  men  to  a 
better  life.  He  has  come  to  the  conclusion  that  the  most  hopeful 
solution  of  this  difficulty  was  to  give  opportunity  and  encouragem^ent 
for  the  masses  of  the  people  "  to  remove  from  the  squalor  and  tempta- 
tions of  city  life  and  settle  amid  the  wholesome,  helpful  sights  and 
sounds  of  country  life.  In  a  word  the  people  must  be  brought  back  to 
the  land." 

Establishment  of  the  Village— As  a  practical  step  Mr. 
Cadbury  set  apart  over  330  acres  of  his  Bournville  estate  for  the 
purpose  of  establishing  an  attractive  village,  with  improved  dwellings, 
large  gardens,  and  plentiful  open  spaces.  It  was  decided  not  to  sell 
the  cottages  outright,  as  it  would  be  impossible  to  insure  that  the 
property  thus  sold  would  be  administered  in  harmony  with  the  motives 
and  wishes  which  inspired  the  vendor,  so  the  experiment  was  tried  of 
letting  the  land  and  houses  on  leases  of  999  years,  charging  a  small 
ground  rent,  and  inserting  covenants  in  the  leases  to  secure  the 
accomplishment  of  the  purpose  of  the  lessor.  Money  was  advanced  on 
mortgage  at  2^  to  3  per  cent,  to  those  who  paid  a  substantial  part  of  the 
value  of  the  cottages,  and  in  this  way  143  were  built  and  sold  at  cost 
price.  This  system,  however,  was  found  to  be  open  to  many  of  the 
usual  objections  to  the  multiplication  of  small  ownerships,  and  has  been 
discontinued  in  favour  of  a  new  development  on  more  interesting  lines. 

Under  this  second  method,  cottages  to  the  number  of  227  have 
been  built  and  let  to  weekly  tenants,  so  that  a  population  of  nearly 
2,000  can  be  accommodated  in  the  370  cottages  that  form  the  village. 
The  inhabitants  are  by  no  means  confined  to  the  employees  of  the  firm, 
as  Mr.  Cadbury's  object  was  not  merely  to  house  his  own  workers  under 
new  and  better  conditions,  but  to  attract,  at  least,  a  few  of  the  workers 
in  Birmingham  to  put  up  with  the  inconvenience  of  a  four-mile  journey 
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each  day,  for  the  purpose  of  securing  the  benefits  of  good  houses  in 
country  surroundings  in  exchange  for  the  unhealthy  conditions  of  city 
homes. 

In  this  he  has  been  more  than  successful,  for  5 5 '6  of  the  house- 
holders work  in  Birmingham  or  the  neighbourhoods  outside  Bournville, 
and  are  therefore  entirely  independent  of  the  factory. 

The  development  of  the  estate  has  so  far  proceeded  on  most 
praiseworthy  lines.  At  present  only  one-third  of  the  site  has  been  laid 
out,  but  future  development  will  be  on  much  the  same  plan. 

Roads,  Open  Spaces,  Cottages,  and  Gardens. — The  roads 

are  42  feet  wide  and  are  planted  with  trees,  while  the  houses  are  set 
back  some  distance  from  the  road,  so  that  they  look  as  picturesque  as 
could  be  desired.  The  "  Stocks  "  Wood  in  the  centre  of  the  village  is 
only  one  of  a  number  of  open  spaces.  Recreation  grounds  and  a 
children's  playground  have  already  been  laid  out,  and  a  bath-house  has 
been  built.  Gas,  water,  and  sewers  have  been  laid  on  and  connected 
^vith  Birmingham. 

The  cottages  are  either  semi-detached  or  in  blocks  of  four  ;  the 
latter  arrangement  securing  most  suitable  proportions  for  enabling  a 
great  variety  of  designs  to  be  introduced,  so  that  the  streets  present  a 
most  picturesque  appearance,  with  an  entire  absence  of  that  monotony 
which  is  so  wearisome  to  the  eyes  in  many  country  and  suburban 
districts. 

The  butcher's  shop,  post  office,  and  "  Ye  Olde  Farm  Inn  "  are  most 
artistic  buildings,  and  some  delightful  effects  have  been  produced  in  the 
various  groups  of  cottages  by  the  liberal  use  of  half-timber  work,  rough 
cast,  and  cement  facing  for  the  walls,  harmonising  agreeably  with  roofs 
of  red  tiles  or  green  slates.  Ingenious  and  artistic,  but  simple  desigiis 
in  windows,  doors,  porches,  and  ironwork  complete  a  picture  which  is 
unmatched  on  any  estate  in  Great  Britain.  The  accompanying  illustra- 
tions speak  for  themselves,  and  shew  how  successfully  the  architects  and 
all  concerned  have  laboured  to  secure  beautiful  as  well  as  healthy  homes 
and  surroundings  for  the  tenants. 

Each  cottage  is  set  well  back  from  the  road,  and  has  an  average 
garden  space  of  600  yards.  These  gardens  are  laid  out  in  advance  for 
the  tenant,  so  that  an  effective  and  artistic  start  being  made,  the  new 
tenant  naturally  takes  a  pride  in  maintaining  the  beauty  and  usefulness 
■of  his  grounds.  Lines  of  fruit  trees— pear,  apple,  and  plum— are 
planted  at  the  end  of  the  gardens,  and  these,  besides  yielding  a  good 
supply  of  fruit,  form  a  pleasant  screen  for  the  backs  of  the  houses.  As 
the  result  of  careful  observations  which  have  been  made  to  ascertain 
the  actual  value  of  the  return  from  the  gardens  in  fruit  and  vegetables, 
it  has  been  found  that  the  receipts  have  averaged  i/ii  per  plot  per 
week,  a  very  useful  contribution  in  aid  of  rent,  inasmuch  as  it  was  clear 
of  all  expenses  except  labour,  which,  of  course,  was  the  healthy 
recreation  of  the  tenants'  leisure  time.  This  average  return  of  about 
£60  per  acre  is  a  striking  confirmation  of  the  value  of  that  mtensive 
cultivation  of  the  soil  which  can  be  effected  by  the  multiplication  of 
large  gardens  among  the  dwellings  of  the  poor.  In  addition  to  the 
•cottage  gardens  there  are  about  200  allotments,  which  are  in  great 
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demand  among  the  inhabitants  of  the  neighbouring  manufacturing  villages. 
Two  professional  gardeners,  with  a  staff  of  men,  are  in  charge  of  the  gar- 
dening department,  and  are  always  ready  to  give  information  and  advice. 

The  tenants  have  formed  a  "Tenants'  Committee,"  through  which 
arrangements  are  made  for  the  co-operative  purchase  of  plants  and 
seeds,  and  for  the  hire  of  garden  tools,  bought  for  the  purpose;  as  well 
as  the  carrying  on  of  a  loan  library,  a  series  of  lectures  for  the  winter 
months,  and  a  conspicuously  successful  annual  flower  show,  at  which 
there  were  no  less  than  1,001  entries  last  year.  Fowls  are  kept  by  many 
■of  the  tenants,  while  others  are  making  profits  out  of  bee-keeping. 

The  rents  range  from  6s.  6d.  a  week,  rates  included,  to  9s.  rates  not 
included.    The  smallest  houses  have- 
Ground  Floor— Living  Room  or  Kitchen,  16  ft.  6  in.  x  11  ft.  6  in. 

Parlour,  13  ft.  6  in.  x  11  ft.  o  in.  and  Bay  Window. 
Scullery,  7  ft.  o  in.  x  7  ft.  6  in. 
Lobby,  Larder. 
First  Floor — Bed  Room,  13  ft.  6  in.  x  11  ft.  o  in. 

Do.      1 1  ft  6  in.  X    9  ft.  o  in. 
Do.        7  ft.  3  in.  X    8  ft.  6  in. 
Linen  Closet. 

There  is  also  a  bath  in  the  kitchen,  and  the  usual  outhouses. 

The  larger  cottages  have  similar  accommodation,  but  the  rooms  are 
larger  and  an  extra  bedroom  takes  the  place  of  the  linen  closet.  In  the 
largest  houses  bathrooms  with  hot  and  cold  water  are  provided. 

Financial  Outlay  and  Return.— Much  of  the  pioneer  work 
of  development  being  of  an  experimental  character,  a  good  deal  of 
money  was  expended  in  the  first  instance  which  would  be  wholly,  or 
partly,  saved  in  a  repetition  of  the  experiment,  so  that  a  detailed  state- 
ment of  the  capital  outlay  and  annual  expenditure  would  be  misleading, 
but  it  is  estimated  that  the  value  of  the  330  acres  of  land  including  the 
village  of  Bournville,  as  made  over  to  the  trustees  was  about  ;^i8o,ooo, 
producing  about  ^5,400  per  annum.  The  whole  scheme  will  now  be 
managed  on  a  sound  commercial  basis,  so  as  to  secure  a  net  return  from 
all  new  houses  of  4  per  cent,  on  the  total  outlay,  reckoning  ground  rent 
at  ^20  per  acre. 

The  cost  of  building  the  most  recent  houses  works  out  at  about 
^^250  each,  and  with  six  houses  to  the  acre  the  net  return  required  on 
a  4  per  cent,  basis  will  be  about  5s.  per  cottage  per  week,  to  which,  of 
course,  must  be  added  rates,  at  about  5$.  3d.  in  the  taxes,  repairs, 
and  management,  thus  making  a  total  of  from  7s.  to  7s.  6d.  per  week 
for  a  large  cottage  with  garden.  The  revenue  thus  derived,  together 
with  farm  rents,  is  to  be  paid  to  the  trustees,  and  employed  by  them  in 
building  more  houses  and  further  developing  the  estate. 

Thus  it  will  be  seen  that  the  scheme  contains  within  it  a  principle  of 
continual  growth,  and  the  income  in  course  of  time  will  increase  so  as 
to  admit  of  an  almost  indefinite  extension  of  the  benefits  of  the  Trust. 

The  Trust  Deed  is  dated  14th  December,  1900,  and  in  view  of 
the  great  potentialities  of  this  remarkable  instrument  it  may  be  well  to 
mention  that  it  contains  the  following  among  other  statements  and 
provisions : — 


200 


THK   l:OliKNVir,LE  TRUST  DICED. 


The  Founder  is  desirous  of  aiievialing  the  evils  which  arise  from  the 
insanitary  ami  insufficient  accommodation  supplied  to  large  numbers  of  the  working 
classes,  and  of  securing  to  workers  in  factories  some  of  the  advantages  of  outdoor  village 
life,  with  opportunities  for  the  natural  and  healthful  occupation  of  cultivating  the  sod. 

The  object  is  declared  to  be  the  amelioration  of  the  condition  of  the  working 
class  and  lalwuring  population  in  and  around  Birmingham,  and  elsewhere  in  Great 
Britain,  by  the  provision  of  improved  dwellings,  with  gardens  and  open  spaces  to  be 
enjoyed  therewith. 

In  speaking  of  the  Trust  property  the  following  modes  of  applying 
it  are  suggested,  but  they  are  mentioned  by  way  of  illustration  only,  and 
not  so  as  to  limit  the  Trustees'  discretion. 

The  provision,  erection,  adaptation,  or  improvement  of  buildings  and  the 
acquisition  of  land  in  any  part  of  Great  Britain,  such  buildings  to  be  used  for 
the  purpose  of  dwellings  for  the  labouring  and  working  classes,  and  common 
and  other  lodging  houses. 

It  is  the  desire  of  the  Founder  that  so  far  as  possible  such  dwellings  may 
occupy  about  one-fotirth  part  of  the  sites  ox\  which  they  are  respectively  erected  ; 
also  that  the  rents  be  fixed  on  such  a  basis  as  to  make  them  accessible  to 
persons  of  the  labouring  and  working  classes,  without,  however,  placing  them 
in  the  position  of  being  the  recipients  of  a  bounty. 

Subject  to  clause  33,  which  relates  to  the  sale  of  alcoholic  drinks,  any 
part  of  the  property  may  be  used  for  shops  or  factories,  but  the  Founder 
suggests  that  no  such  factories  shall  occupy  in  area  more  than  one  fifteenth  part 
of  the  total  area  of  the  estate. 

The  Trustees  are  empowered  to  make  arrangements  with  Railways  and 
other  Companies  for  cheap  means  of  transit.    They  may  lease,  underlet,  or 
sell  land,  develop  it  and  prepare  it  for  building,  borrow  money,  invest  funds, 
give  land,  or  erect  buildings  for  Places  of  Worship,  Hospitals,  Schools, 
Technical  Institutes,  Libraries,  Gymnasiums,  Laundries,  Baths,  and  kindred 
objects.    But  all  "such  schools  and  institutions  which  the  Trustees  may  build 
must  be  so  organised  as  carefully  to  exclude  sectarian  influences,  and  so 
conducted  as  to  avoid  denominational  jealousy." 
The  clause  relating  to  the  sale  of  intoxicating  liquor  provides 
that  no  house  or  building  shall  be  used  for  such  sale  except  under  the 
following  conditions  : 

The  unanimous  consent  of  all  the  Trustees  in  writing  shall  be  a  necessary  pre- 
cedent to  the  grant  and  extent  of  the  license  or  other  permit,  and  all  net  profit 
arising  from  the  sale  of  intoxicating  liquor  shall  be  devoted  to  securing  for  the  village 
community  recreation  and  counter  attractions  to  the  liquor  trade  as  ordinarily  conducted. 
One  other  clause  must  be  quoted  in  full — 

The  administration  of  the  Tiust  shall  be  w)\o\\y  unsectarian  and  non-political, 
and  there  shall  always  be  a  rigid  exclusion  of  all  influences  calculated  or  tending  to 
impart  to  it  a  character  sectarian  as  regards  religion  or  belief,  or  exclusive  as  regards 
politics,  and  it  will  be  a  violation  of  the  intention  of  the  Founder  if  participation  in 
its  benefits  should  be  excluded  on  the  ground  of  religious  belief  or  political  bias. 

The  Trust  is  under  the  final  control  of  the  Charity  Commissioners. 

The  village  is  yet  young,  but  the  following  facts  may  be  noted 
regarding  it.  Every  house  is  occupied.  Tenants  do  not  leave  unless 
obliged  to  do  so,  owing  to  removal  from  the  district.  When  a  house 
is  vacated  there  is  keen  competition  to  secure  it,  and  there  are  at 
present  waiting  for  vacancies  enough  applicants  to  people  a  village 
nearly  twice  as"  big  as  Bournville.  The  death-rate  for  1901  was  only 
'8-8  per  1,000,  and  the  local  Medical  Officer  of  Health  says  he  "cannot 
speak  too  highly  of  these  dwellings." 

The  scheme  can  be  easily  copied  by  individuals,  societies,  or 
municipalities  elsewhere,  and  if  Mr.  Cadbury's  example  were  thus 
followed  to  any  great  extent,  the  much  desired  solution  of  the  housing 
difficulty  would  be  brought  appreciably  nearer. 
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BYELAWS  AND  EXPERIMENTS  IN  CHEAP 
BUILDING  CONSTRUCTION. 
 ♦•^  

The  construction  of  new  dwellings  is  regulated  to  such  a  great 
extent  by  a  rather  rigid  and  in  some  respects  irksome  series  of  "Building 
Byelaws,"  that  it  is  difficult  to  make  experiments  in  new  or  cheap 
building  construction  without  transgressing  one  or  more  of  these 
regulations.  The  substance  of  these  byelaws  is  given  in  the  Appendix, 
pp.  85-92,  and  it  will  be  seen  that  they  are  mainly  concerned  with 
five  points. 

(1)  Prevention  of  damp  through  defects  of  either  site  or  materials. 

(2)  Adequate  air  space  within  and  without  the  dwellmg. 

(3)  Prevention  of  fire. 

(4)  Sound  and  safe  construction. 

(5)  Efficient  ventilation,  drainage,  and  sanitation. 

Byelaws  and  Sites. — The  provisions  intended  to  secure  the 
above  objects  are  sound  in  principle,  but  are  so  lacking  in  adaptability 
and  elasticity  that  they  unnecessarily  restrict  the  erection  of  many 
useful  and  healthy  dwellings,  while  not  preventing  the  jerry  builder  from 
piecing  together  his  shoddy  houses. 

DeaHng  first  with  the  site,  it  i?  obvious  that  the  moisture  in  the 
soil  has  the  normal  process  of  evaporation  intensified  by  the 
presence  on  it  of  a  building  warmed  and  ventilated.  This  evaporation 
lowers  the  temperature  of  the  air  in  and  near  the  building,  as  each  cubic 
foot  of  water  evaporated  absorbs  heat  to  the  extent  of  i  degree  Fahrenheit 
from  3,000,000  cubic  feet  of  air.  The  lower  the  water  in  the  soil,  the 
less  the  evaporation  and  the  warmer  the  adjacent  air.  Phthisis, 
rheumatism,  neuralgia,  and  catarrhs  are  largely  due  to  dampness  of  the 
soil,  which  also  tends  to  increase  all  affections  of  the  respiratory  system, 
such  as  bronchitis  and  pneumonia,  as  well  as  measles  and  whooping 
cough.  Bearing  in  mind  the  important  part  played  by  the  ground  air, 
which  is  breathed  in  and  out  of  the  soil  with  varying  pressures  and 
temperatures  of  the  atmosphere,  it  is  hardly  necessary  to  insist  upon  the 
importance  of  having  a  soil  free  from  decomposing  vegetable  or  other 
matter  which  might  exhale  noxious  gases  into  the  dwelling. 

The  best  soils  for  sites,  as  a  rule,  may  be  considered  to  stand 
in  the  following  order  : — 

(1)  Gravel  is  excellent  if  free  from  loam  and  with  a  pervious  subsoil,  so  as  to 

admit  of  rapid  surface  water  drain  'ge  and  free  circulation  of  ground  air. 

(2)  Chalk  is  very  good  if  permeable  and  free  from  clay. 

(3)  Clay  is  fairly  good  if  carefully  drained,  but  it  is  always  cold,  owing  to  its 

being  a  good  conductor  of  heat,  and  if  badly  drained  it  is  very 
unwholesome  in  hot  weather. 
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Marshy  soils  should  be  avoided,  because  they  give  rise  to  malarial 
and  other  diseases,  while  "  made  ground "  is  generally  very  bad  and 
unhealthy. 

With  regard  to  position,  the  ground  should  slope  in  all  directions 
away  from  the  house,  but  it  should  not  be  exposed  to  winds  from 
marshy  districts,  muddy  creeks,  or  ditches.  It  should  not  be  at  the 
foot  of  a  slope  to  which  other  districts  drain. 

The  byelaws  require  all  unhealthy  soil  to  be  removed,  and  the  whole 
site  to  be  covered  with  concrete  or  other  non-porous  substance  [clause 
lo,  p.  86,  App.].  This,  while  not  sufficient  protection  in  the  case  of 
some  soils,  is  an  unnecessary  expense  in  many  country  districts  where 
sites  of  healthy,  rocky,  or  solid  soil  are  often  found. 

This  condition  has  been  modified  at  Dorking  by  the  addition  of  the 
words,  "  wherever  the  dampness  of  the  site  renders  this  necessary." 

Roads  and  Drainage  System.— Dealing  next  with  the  roads, 
there  is  no  doubt  that  in  country  districts  the  byelaw  requiring  new  streets 
to  be  36  feet  wide  is  both  unnecessary  and  injurious  in  its  present  form.  It 
adds  to  the  cost  of  the  work,  and  at  the  same  time  destroys  many  a 
pleasant  country  lane  by  necessitating  the  cutting  down  of  trees  and  the 
destruction  of  hedges,  as  everybody  who  has  watched  the  development 
of  new  estates  in  country  districts  must  have  seen  with  regret.  The 
introduction  of  a  town  system  of  drainage  and  sewage  disposal  into 
a  country  district  is  another  expensive  and  unsuitable  practice. 

Dr.  Poore's  System  of  Sanitation. — In  country  districts  every 
cottage  ought  to  have  its  bit  of  garden,  about  one-eighth  of  an  acre  or 
more,  and  adopt  the  following  system  of  sanitation  advocated  by  Dr. 
Poore  in  his  book  on  Rural  Hygiene. 

1.  — All  excrement  should  be  kept  out  of  the  drains,  for  by  doing 
this  the  putrefaction  of  the  solid  is  prevented,  and  the  purification  of 
the  liquid  by  filtration  through  the  earth  is  effected  with  ease,  which  is 
proportionate  to  the  thinness  of  ihe  fluid. 

2.  — All  soHd  matter  should  be  removed  every  day  from  the  immediate 
neighbourhood  of  the  house,  and  buried  in  the  top  layer  of  cultivated 
ground.  This  surface  layer  is  full  of  living  organisms,  which  rapidly 
disintegrate  and  oxidise  any  substance  deposited  on  it,  until  in  a  very 
short  time — in  summer  within  less  than  three  weeks — the  filth  becomes 
fertile  "  humus  "  or  mould.  Household  slops  should  be  poured  on  to 
the  surface  of  the  garden,  and  the  mistake  of  attempting  what  is  called 
subsoil  irrigation  must  not  be  made. 

3.  — Earth  closets  with  moveable  pails  should  be  outside  the  dwelling 
house,  approached  by  a  covered  passage,  with  cross  ventilation.  Sifted 
garden  mould,  taken  from  the  top  la)'er  and  dried  in  a  shed — not  over 
a  stove — is  most  suitable  for  use.  If  specially  constructed,  as  in 
Denmark,  Sweden,  and  Norway,  so  as  to  separate  liquid  from  solid 
deposits,  and  if  kept  free  from  household  slops  and  other  liquids,  earth 
closets  are  not  only  free  from  nuisance,  but  will  provide  valuable  manure. 

4.  — -With  regard  to  other  solid  refuse  the  rule  must  be — 

(i)  That  whatever  is  capable  of  rotting  must  be  put  in  a  heap  to 
humify. 

(3)  Whatever  is  not  capable  of  rotting  must  be  burnt. 
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c;  _As  for  domestic  slop  water,  it  must  never  be  discharged  from  the 
house  below  the  level  of  the  ground.  The  coarser  impurities  must  be 
strained  out  by  passing  it  through  a  filter  of  gravel  and  cinders,  and  in 
its  transit  to  the  filter  bed  it  should  be  kept  freely  exposed  to  the  air  m 
its  entire  course.  If  this  is  done,  the  exposure  to  air,  sun,  heat,  co  d, 
and  drying  winds,  hold  putrefaction  in  check,  and  render  impossible  the 
escape  of  foul  gases  into  the  house,  which  is  so  common  an  outcome  ot 
the  sewage  system.  The  key  to  success  is  the  separation  in  every 
possible  way  of  solid  from  liquid  refuse. 

CHEAPER  BUILDING  MATERIALS. 

The  materials  of  the  walls  and  roof  are  now  almost  wholly  confined 
to  brick,  stone,  slates,  and  tiles,  with  mortar  and  cement.  This  has  been 
brought  about  by  the  requirement  of  Byelaw  XI,  that  all  walls  and  the 
outside  of  all  roofs  shall  be  made  of  hard  and  incombustible  material 
[p.  87,  App.].  This  provision  has  been  made  more  awkward  still  by  a 
series  of  rules  fixing  certain  minimum  thicknesses  of  walls  in  connection 
with  the  use  of  various  materials. 

"Hard"  rules  out  Devonshire  cob  walls  (clay  and  straw),  which 
have  been  in  existence  in  many  cases  for  loo  years  without  repairs,  and 
the  soft  chalk,  such  as  has  been  used  in  Dr.  Poore's  cottage  at  Andover 
with  similar  local  materials. 

Undoubtedly,  the  precautions  against  fire  which  are  necessary  in  a 
big  town  with  tall  dwellings  are  overdone  in  the  case  of  cottage 
dwellings,  and  to  some  extent  the  remedy  is  worse  than  the  disease. 
Thatched  roofs  are  practically  prohibited,  and  old-fashioned  half-timber 
or  timber  framed  houses  are  tabooed,  thus  leading  to  sham  boarding  on 
the  face  of  the  walls,  while  wooden  houses  are  out  of  the  question 
where  these  byelaws  are  fully  enforced.  On  the  other  hand,  cement 
concrete  cannot  be  used  to  full  advantage  because  it  is  required  to  be 
12  inches  thick  for  walls,  or  30  per  cent,  more  expensive  than  is 
necessary.  Wooden  oriels  are  not  allowed,  but  iron  cantilevers  are, 
though  a  strong  wooden  beam  has  been  repeatedly  shewn  to  stand 
against  fire  which  has  curled  iron  girders  up  into  uselessness  and 
destruction. 

Allusion  has  been  made  before  to  the  difficulties  in  the  way  of 
constructing  a  third  bedroom  in  the  roof  of  a  two-storey  cottage,  and 
also  to  the  unnecessary  expense  caused  in  some  districts  by  making  the 
party  walls  of  all  cottages,  however  small,  go  through  and  above  the 
roof  [p.  158].  Such  progress,  therefore,  as  is  being  made  in  the  direction 
of  cheap  construction  is  successful  only  in  proportion  as  loopholes  may 
be  found  to  evade  the  byelaws. 

In  view  of  the  large  proportion  of  the  cost  of  building  absorbed  by 
the  construction  of  the  walls,  it  is  well  to  notice  that  a  separate  square 
block  is  cheaper  to  build  than  a  separate  oblong  block,  because  it  will 
enclose  a  larger  area  with  a  smaller  extent  of  walling.  Thus,  a  building 
30  feet  square,  with  walls  20  feet  high,  would  give  for  each  floor  an  area 
of  900  square  feet,  but  would  only  require  2,400  square  feet  of  outside 
wall,  whereas  an  oblong  building,  90  feet  by  10  feet,  would  enclose  the 
same  area,  but  would  require  4,000  square  feet  of  outside  wall,  or  an 
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extra  cost  of  66  per  cent,  for  brickwork  and  plaster.  This  simple  fact 
IS  not  always  recognised  so  well  as  it  ought  to  be.  Numerous  attempts 
have  been  made  to  use  cheap  and  incombustible  materials  other  than 
stone  and  concrete  for  the  construction  of  external  walls. 

A  number  of  fireproof  wallings  have  been  put  upon  the  market  of 
recent  years,  principally  for  internal  walls  and  partitions,  but  some 
appear  to  be  capable  of  being  used  for  external  walls  if  covered  with  a 
good  layer  of  weather-proof  material  like  Portland  cement. 

One  of  the  best  of  these  is  the  "  Reiss  "  system  of  fireproof  con- 
struction, in  which  a  rigid  wall  3  inch  thick  is  formed  by  means  of 
specially  prepared  blocks— fire-proof,  sand-proof,  and  vermin-proof— 
and  claimed  to  be  15  per  cent,  cheaper  than  a  4^  inch  brick  wall.  The 
block,  or  slabs,  are  formed  hollow,  and  are  held  in  position  by  means 
of  iron  clamps  fixed  to  timber  or  iron  uprights. 

The  "  Mack  "  system  is  similar,  but  the  blocks  are  solid. 

The  material  known  as  expanded  metal,  which  consists  of  cross-cut 
strips  of  steel  plate  drawn  or  expanded,  so  as  to  form  a  mesh  of  given 
dimensions,  lends  itself  readily  to  the  construction  of  a  cheap  fireproof 
wall.  It  forms  an  excellent  key  for  plaster,  cement,  rough-cast,  or  any 
other  plastic  covering,  and  a  framed  buildmg  covered  with  this  material, 
and  rendered  outside  in  cement,  would  be  quite  50  per  cent,  cheaper 
than  an  equal  quantity  of  9  inch  brick  wall. 

The  "  Cunnah-Wright "  system  is  on  the  same  principle,  but  instead 
of  the  steel  mesh,  perforated  sheets  of  steel  are  used.  The  cost  of 
construction  is  from  4/6  to  8/6  per  square  yard. 

A  good  strong  wall  could  be  formed,  at  a  cost  less  than  9  inch 
brickwork,  by  a  steel  skeleton  filled  in  with  rebated  slabs  of  concrete  or 
artificial  stone,  such  as  is  manufactured  by  the  Hornsey  District  Council. 
Galvanised  iron  is  of  itself  incombustible,  but  it  has  to  be  used  in 
connection  with  a  wooden  framework. 

If  the  interior  of  such  wall  be  packed  with  a  porous  non-conducting 
substance,  or  felted  and  match-boarded,  the  building  is  not  so  subject  to 
fluctuations  of  temperature  as  might  be  imagined;  but  the  cost  is 
probably  nearly  equal  to  that  of  a  inch  brick  wall,  nor  is  it  so  durable 
as  the  previously  described  methods,  and  the  Local  Government  Board 
has  sanctioned  byelaws  permitting  the  erection  of  such  buildings  under 
certain  specified  conditions. 

Patent  Concrete  and  Fireproof  Timber  Construction.— 

A  number  of  cheap  cottages  have  been  erected  in  districts  where  the 
Model  Byelaws  are  not  rigidly  enforced,  by  Messrs.  Clare  and  Ross,  of 
Chelmsford,  who  have  devised  and  used  a  "Patent  Concrete  and 
Fireproof  Timber  Construction."  A  skeleton  framework  of  timber  is 
set  up,  and  the  interstices  are  filled  with  coke,  breeze,  or  other  concrete. 
The  timber  is  rendered  fireproof  by  treatment  with  fireproof  solutions, 
so  that  when  tested  in  contact  with  fire,  at  temperatures  ranging  as  high 
as  1,300  degrees  Fahrenheit,  no  spread  of  flame  or  incandescence  was 
observed,  and  the  surface  of  the  wood  only  was  charred.  The  walls 
thus  formed  are  as  rigid  and  substantial  as  9-inch  brick  walling,  and  if 


USE  OF  WOOD  IN  MAIN  WALLS. 


205 


rendered  outside  with  cement  rendering,  or  tile  hanging,  are  even  more 
proof  against  damp.  The  cost  is  not  more  than  two-thirds  that  of  9-inch 
brickwork,  for  the  following,  among  other  reasons  :— 

It  can  be  largely  carried  out  by  unskilled  workmen. 

The  woodwork  can  all  be  prepared  on  a  large  scale  at  one  centre, 
and  only  needs  fixing  on  the  building. 

There  is  a  saving  in  scaffolding,  as  the  wood  framework  suffices  for 
this. 

The  following  operations  are  almost  wholly  dispensed  with : — 

(1)  Formation  of  Openings,  Reveals,  and  Outside  Arches  in 

brickwork ; 

(2)  Provision  of  centreing  for  arches,  inside  reHeving  arches, 

Hntels,  wood  bricks,  plugs,  fixing  fillets,  battening  or 
grounds  for  architraves,  skirting,  etc.  ; 

(3)  The  cutting  to  gables  or  any  raking  surface,  and  the  cutting 

or  forming  chases  for  wires,  pipes,  etc. 

Another  advantage  claimed  for  this  kind  of  construction  is  that  local 
materials  may  be  used  for  the  concrete,  such  as  washed  cinders,  coke, 
breeze,  broken  clinkers  and  sand,  broken  bricks,  Ume  core,  and  blue 
lias  lime  ;  or  in  fact  anything  of  an  incombustible  nature. 

Cottages  have  been  put  up  in  various  parts  of  Essex  in  this  patent 
construction,  varying  in  cost  from  £i6o  for  a  detached,  one-storey, 
four-roomed  cottage,  and  ^265  for  a  pair  of  two-storey,  five-roomed 
cottages,  to  ^400  for  a  pair  of  lobbied  cottages  similar  to  the  Penshurst 
Municipal  Cottages. 

WOODEN  BUNGALOWS  AT  EYNSFORD. 

The  Local  Government  Board  have  decided  to  make  several 
concessions  to  rural  districts  with  regard  to  wooden  houses,  and  have 
issued  a  modified  form  of  byelaws  for  .the  purpose. 

Modified  Byelaws  for  Wooden  Buildings  in  Rural  Dis- 
tricts. Briefly,  they  are  to  the  effect  that  wooden  houses  exempted 

from  Clauses  10,  17,  18,  19,  20,  21  and  23  of  the  Byelaws  may  be 
erected  if — 

(a)  Only  one  storey  in  height ; 

{b)  At  least  30  feet,  in  some  cases  40  and  50  feet,  from  the 
opposite  side  of  the  road  or  nearest  adjoining  building ; 

(^r)  Not  more  than  goo  square  feet  in  area,  and  not  containing 
more  than  9,000  cubic  feet; 

id)  If  the  area  or  cubic  capacity  exceed  600  square  feet  or  6,000 
cubic  feet,  the  distance  from  adjoining  property  must  be 
increased  in  varying  proportions  up  to  50  feet — an 
unnecessarily  great  distance ; 

(f)  With  9-inch  brick  footings  carried  6  inches  above  the  ground. 

Although  the  Rural  District  Councils  generally  adopt  byelaws  for 
the  whole  of  their  districts,  they  are  allowed  to  adopt  separate  byelaws 
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for  each  "  contributory  place."  It  is  desirable,  therefore,  that  this  should 
be  done  wherever  possible,  so  as  to  facilitate  the  erection  of  such  houses 
as  are  being  experimentally  provided  by  Mr.  E.  D.  Till,  of  Eynsford, 
Kent.  This  gentleman  has  constructed  two  wooden  bungalows,  the 
first  one  just  outside  the  borders  of  the  parish,  and  in  the  next  rural 
district,  where  it  has  escaped  the  byelaws  ;  and  the  second  one  within 
the  parish  in  the  Dartford  Rural  District  Union,  where  the  byelaws  have 
been  so  adopted  and  maintained  as  to  put  Mr.  Till  to  considerable 
trouble  and  expense  in  a  struggle  to  insist  upon  it  being  allowed  for 
human  habitation. 

The  first  or  Farningham  Bungalow  consists  of  four  rooms, 
viz.,  living  room,  two  bedrooms,  and  a  small  kitchen,  but  as  the  kitchen 
in  practice  is  used  as  a  living  room,  the  larger  apartment,  originally 
designed  as  a  living  room,  answers  as  an  extra  bedroom.  This  house 
was  built  for  jQio2,  but  the  fencing,  drains,  cesspool,  well,  and  outhouse 
brought  the  total  cost  up  to  over  ^140. 

The  accompany- 
ing illustration  shews 
the  elevation  of  this 
bungalow.  The  large 
window  is  in  the 
livingroom,the  porch 
and  entrance  lobby 
are  at  the  left-hand 
side,  the  kitchen  is 
just  visible  on  the 
right-hand  side,  and 
the  two  bedrooms 
are  side  by  side  at 
the  rear  of  these  three 
apartments.  The 
height  of  the  rooms, 
which  have  the  ceiling 
half-way  up  the  roof, 
is  9  feet  6  inches. 
Theother  dimensions 
are  living  room,  11 
feet  6  inches  by  12 
feet ;  bedrooms,  each 
II  feet  by  9  feet 
6  inches  ;  kitchen, 
9  feet  by  6  feet  6 
inches.  It  is  interest- 
ing to  compare  this 
dwelling  with  the 
huts  shewn  in  the 
next  illustration,  and 
representing  the  class  of  accommodation  which  many  labourers  in 
this  district  have  had  to  put  up  with. 


Wooden  Cottage — Farningham,  Kent. 
Cost  of  Building,  about  ;£i40. 
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Where  the  Poor  Live  at  Eynsford. 

The  second,  or  Eynsford  bungalow,  erected  by  Mr.  Till, 
contains  six  well-ventilated  rooms,  and  has  been  well  described  by 
Dr.  Poore,  whose  report  on  it  to  Mr.  Till  is  reproduced  as  follows. 
He  says  : — 

"  Dear  Mr.  Till, — Having  visited  your  one-storied  cottage  at 
Eynsford,  I  am  of  opinion  that  it  is  a  perfectly  wholesome  dwelling 
and  a  most  interesting  attempt  to  solve  the  difficulty  of  housing  the 
agriculturist  at  reasonable  cost.  It  is  dry,  wholly  detached,  ventilated 
on  all  sides,  with  big  windows,  good  water  supply,  provided  with  sink, 


Wooden  Bungalow— Eynsford,  Kent. 
Cost  about  ;^iSo. 
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bath,  and  wash-copper.  There  is  an  earth-closet  away  from  the  house, 
and  the  slop  water  is  disposed  of  by  a  filtration  gutter  without  risk  of 
putrefaction  or  annoyance.  Further,  which  is  most  important,  it  has  a 
quarter  of  an  acre  of  garden,  which,  in  the  hands  of  a  competent  man, 
will  more  than  pay  the  rent.  The  fact  that  it  is  detached  and  has  a 
garden  puts  it  in  a  different  category  from  a  town  dwelling.  It  is 
built  of  the  same  materials  (concrete,  corrugated  iron,  and  match- 
boarding)  as  are  being  used  by  the  War  Office  on  Salisbury  Plain,  and 
it  is  certain  that  it  is  no  longer  possible  to  build  cottages  (if  they  are  to 
yield  even  3  per  cent,  on  capital)  with  such  an  expensive  material  as 


The  Eynsford  Bungalow. 
Length  22  feet  by  Width  22  feet.       Cost  about  ;^iSo. 


bricks.  To  lessen  the  expense  of  brick  cottages  they  are  now  being 
planned  in  rows,  with  small  back-yards,  or  in  'flats,'  in  which  over- 
crowding, the  greatest  of  all  sanitary  evils,  reaches  a  maximum.  It  is 
probable  that  if  you  obtain  a  reasonable  amount  of  liberty,  you  will  vary 
your  plan  and  improve  upon  it.  It  is  novel  and  ingenious,  and  has  all 
the  compactness  and  comfort  of  a  yacht.  The  increased  danger  of  fire 
is  practically  nil,  and  this  is  acknowledged  by  the  fire  assurance  offices. 
As  to  danger  to  life  in  case  of  fire,  that  is  reduced  to  a  minimum,  for  if 
the  door  got  blocked,  escape  by  the  window  is  safe  and  easy.  <-  Being 
detached,  if  infectious  disease  occurs  among  the  inmates,  it  is  little 
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likely  to  spread  to  the  neighbours.  Now  that  people  are  waking  up  to 
the  importance  of  '  open-air '  treatment,  they  must  begin  to  recognise 
that  the  most  important  element  in  the  home  is  the  garden,  without 
which,  as  Bacon  says,  'buildings  and  palaces  are  but  grosse  handy 
workes  '  Believe  me,  you  are  doing  a  good  work,  and  if  you  are  stopped 
by  byeiaws  originally  devised  for  city  slums,  it  will,  to  my  thinking,  be 
a  public  calamity." 

It  is  i-nteresting  to  note  that  in  the  case  of  a  man  who  left  a 
gardenless  house  to  rent  a  cottage  with  garden  from  Mr.  Till,  the  net 
profit  made  by  him  in  his  new  house  and  garden  between  1894  arid 
1899  was  ^^26  9s.  for  bees,  and  £M  ns-  id.  for  poultry,  a  total  profit 
of  £^\,  or  an  average  of  £iS  per  annum. 

It  is  also  a  remarkable  fact  that  though  land  is  let  in  the  village 
for  as  little  as  10/-  per  acre,  the  outrageous  sum  of  ;^30o  per  acre  is 
asked  for  land  required  for  housing  purposes. 

COUNCILLOR  CORNES'   EXPERIMENT   AT  LEEK. 

Mention  has  already  been  made  (pp.  107-1  i3)of  theadoption  by  several 
local  authorities  of  some  very  ingenious  fittings  invented  by  Councillor 
Cornes,  of  Leek,  in  Staffordshire,  for  the  purpose  of  providing  bath, 
copper,  and  kitchen  range  for  a  workman's  cottage  on  a  new  principle, 
and  it  is  necessary,  therefore,  to  describe  the  scheme  now  being  carried 
out  by  him  at  Leek  for  the  erection  of  300  cottages  on  a  freehold  site 
containing  nearly  six  acres,  at  a  cost  of  ^968  per  acre. 

Up  to  the  present  time  (1902)       acres  of  the  estate  have  been 
developed,  and  705  feet  of  roads  (36  feet  wide)  and  sewers  have  been 
constructed  at  a  cost  of  £x  los.  per  lineal  foot.    Forty-eight  cottages 
have  been  erected  in  two  terraces.     In  front  of  each  cottage  there  is  a 
small  forecourt  and  garden  with  paved  footway  and  varnished  oak 
palings.     The  walls  are  of  red  brick,  and  there  are  two  storeys  covered 
with  a  red  tile  roof.    There  are  pretty  bay  windows,  6  feet  6  inches  wide, 
of  timber,  tile,  and  plaster  work,  and  fitted  with  square  leaded  panes 
in  the  top  lights.    A'noticeable  feature  of  all  the  rooms  is  the  plentiful 
supply  of  hght  by  means  of  large  windows  at  every  possible  point.  The 
back  gardens  are  of  medium  size,  but  it  is  intended  to  have  garden 
allotments  at  the  rear  of  the  houses.    The  yard  is  paved  with  hard  Burr 
paving  and  bounded  by  a  brick  wall.    The  w.c.  and  coal-store  are 
detached  from  the  main  building,  and  have  9  inch  walls.     There  are 
two  types  of  houses,  Class  A  at  5/9  per  week,  and  Class  B  at  5/6  per 
week,  clear  of  rates  and  taxes. 

Class  A  cottages,  with  a  frontage  of  13  feet  9  inches,  have  on  the 
ground  floor  a  living-room  or  parlour  14  feet  3  inches  (including  bay 
9  feet  9  inches),  kitchen  14  feet  by  9  feet,  and  scullery  8  feet  by  6  feet, 
with  recessed  bath  compartment  (extra)  8  feet  6  inches  by  4  feet  behind 
the  kitchen  range. 

These  cottages  are  set  back  5  feet,  and  are  entered  by  a  passage  or 
lobby  3  feet  wide,  from  which  the  stairs  rise  at  right  angles  between  the 
living-room  and  kitchen  to  a  landing  on  the  first  floor.  Here  there  are 
three  bedrooms  arranged  ingeniously,  as  will  be  seen  by  the  accompanying 
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plan,  so  as  to  make  use  of  every  possible  inch  of  space  in  the  roof  The 
front  bedroom  (lo  feet  9  inches  by  9  feet  9  inches)  and  the  back  bedroom 
(13  leet  by  10  feet  6  inches)  are  entered  to  the  right  and  left  of  the 
landing,  while  the  third  bedroom  (10  feet  by  10  feet)  is  in  the  centre 
between  them,  and  is  approached  at  a  higher  level  by  several  steps  from 
the  landing.  This  bedroom,  being  almost  wholly  in  the  roof,  has  to  be 
lighted  from  the  roof  by  a  wide  shaft  opening  through  a  skvlight  over 
the  top  of  the  ceiling  of  the  back  bedroom,  as  shown  in  the  sectional 
elevation  herewith.  Later  cottages  are  being  lighted  by  a  dormer 
window.  This  room  not  only  utilises  the  roof  space  in  an  unusual 
manner,  but  it  has  underneath  a  hollow  space,  into  which  are  fitted 
cupboards  and  drawers  from  the  front  and  back  bedrooms.  This  method 
of  getting  a  third  bedroom  has  certain  obvious  objections,  but  on  the 
whole  is  better  than  the  plan  of  back  additions  which  narrow  the  yard 
at  the  side  of  the  scullery  and  obstruct  light  and  air  for  the  back  rooms. 
The  extra  cost  of  this  bedroom  was  about  ^15.  If  this  type  of  house 
were  built  in  pairs,  the  bedrooms  would  be  excellent,  as  the  skylight  or 
dormer  window  to  the  middle  window  could  be  dispensed  with,  and  an 
ordinary  window  built  in  the  gable.  Extra  frontage  adds  greatly  to  this 
plan  of  house. 

Class  B  cottages  have  the  same  frontage,  and  are  similar  in  arrange- 
ment to  Class  A,  except  that  they  have  no  entrance  lobby  or  passage, 
but  are  entered  directly  from  the  street  into  the  living-room,  and  the 
kitchen  and  scullery  are  somewhat  smaller. 

The  kitchen  of  each  of  the  houses  has  a  tiled  floor,  and  is  furnished 
with  three  doors  leading  respectively  to  the  front  entrance,  the  pantry 
and  stillage,  and  the  scullery  bathroom.  The  pantry  is  reached  by  a 
short  flight  of  steps ;  it  contains  a  stone  shelf,  as  well  as  wooden  ones, 
and  is  ventilated  by  a  tube  running  up  through  the  roof,  and  acting  also 
as  an  outlet  for  the  smallest  bedroom.  Picture-rods,  dressers,  cupboards, 
and  other  conveniences  are  freely  provided.  The  rooms  are  all  higher 
than  usual,  and  are  very  bright  and  airy. 

Combined  Bath  Range  and  Boiler.— The  main  feature 
of  these  cottages,  however,  and  one  that  has  secured  the  favour 
of  many  municipalities,  including  the  Borough  Councils  of  Man- 
chester, Rotherham,  Hanley,  Battersea,  and  Sheffield,  and  the 
District  Councils  of  Hornsey  and  Leigh,  is  the  well-thought-out 
arrangement  of  kitchen  range,  washing  boiler,  and  bath,  by  which  the 
heat  generated  by  the  kitchen  fire  is  utilised  to  its  fullest  extent,  and  a 
great  economy  of  space  effected.  As  will  be  seen  from  the  illustrations, 
the  heating  and  cooking  range  forms  a  great  part  of  the  division  between 
the  kitchen  and  scullery-bathroom,  the  flue  being  coarsed  over  the 
head  of  the  bath.  In  the  centre  of  the  range  is  the  Grate,  with  an  Oven 
on  one  side  and  a  12  gallon  Boiler,  in  which  water  is  kept  hot  for 
domestic  purposes.  If  boiling  water  be  wanted,  it  can  be  obtained  by 
raking  down  live  fuel  into  a  small  secondary  grate  under  the  boiler 
through  a  small  hole  made  for  the  purpose.  Clothes  can  be  boiled  in 
the  boiler,  in  which,  owing  to  its  open  construction,  there  is  no  risk  of 
explosion.    Access  to  the  boiler  from  the  scullery  is  gained  by  an 
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CORNES'  COMBINATION  BATH,  RANGE,  AND  COPPER. 


Range  and  Copper,  as  shewn  from  the  Kitchen.    Cost,  £18  10s. 


A.  — Shower  to  Bath 

and  Cold  Water 
Supply. 

B.  — Supply  Tap  to 

Shower. 

C.  — Ci.stern. 

Z>.  — Supply  to  Boiler. 
Supply  to  Bath 
from  HoilerforHot 
Water.  It  will  be 
suggested  here 
that  hy  turning 
taps  B  and  E  at 
will,  either  tepid 
or  hot  bath  can  be 
obtained. 

/'". — Outlet  for  steam 
when  the  boiler-lid 
is  closed.  When 
the  boiler-lid  is 
raised,  a  further 
outlet  for  steam  is 
obtained  by  a  slid- 
ing door  above  the 
boiler. 

G. — Boiler-lid  open. 

If. — Is  a  door  now 
open,  which  ena- 
bles the  person  to 
pass  clothes  from 
the  boiler  to  the 
bath,  .and  also 
when  closed  sepa- 
rates the  bathroom 
from  the  kitchen. 

/. — Gully  serving  as 
outlet  from  bath. 

A" — Are  folding  doors 
shutting  off  bath- 
room from  scullery 
entirely. 

L. — Is  the  door  con- 
nected with  flue, 
wherein  the  chim- 
ney can  be  swept 
without  interfering 
with  ihe  kitchen, 
also  will  takeaway 
the  steam  when 
open. 

J\/.  —  Is  a  concrete 
floor,  which  is  so 
formed  as  to  con- 
vey all  the  water  to 
the  gully  under- 
neath bath,  thus 
keeping  the  floor 
free  from  water. 

N. — Beingtheback  ol 
boiler  acts  as  a 
radiator  of  heat, 
making  the  Ijath- 
room  even  temp, 
with  the  kitchen. 

O.—ls  the  soot  door. 


COST  OF  CONSTRUCTION  AND  WORKING. 
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opening  curved  door,  and  further  developments  have  been  made  in  the 
way  of  providing  a  folding  door  in  front  of  the  range  (not  shown  in  the 
illustration),  which  will  'shut  off  the  boiler  from  the  kitchen  when 
necessary.  An  outlay  of  i/i  per  week  on  coke  and  coal  has  been 
found  sufficient  to  secure  effective  working.  Water  is  supplied  from  a 
small  automatic  feed  tank.  It  is  stated  that  with  i^d.  worth  of  fuel  (at 
i/-  per  cwt.)  placed  under  the  boiler,  water  at  68  degrees  can  be  raised 
to  2 1 2  degrees  in  thirty  minutes,  and  will  continue  boiling  for  3^  hours. 
At  the  end  of  7  hours  hot  water  will  register  120  degrees.  With  2^d. 
worth  of  fuel  placed  in  the  centre  grate,  water  at  68  degrees  can  be 
raised  to  212,  and  will  continue  boiling  for  if  hours,  while  at  the  end 
of  7  hours  the  temperature  will  be  126  degrees.  With  the  same  fire  it 
is  claimed  that  the  oven  will  give  a  temperature  of  220  degrees. 

With  the  fire-box  reduced  to  8  inches  by  8  inches  by  6  inches  to  suit 
the  London  district,  the  Hornsey  Surveyor  found  that  with  27  pounds 
of  coal  the  stove  was  kept  going  for  13  hours  each  day  for  7  days, 
providing  efficiency  for  bathing  and  domestic  purposes  the  whole  day. 
The  maximum  weekly  consumption  would  be  less  than  if  cwt.,  which, 
at  1/4  per  cwt.,  represents  2/4  per  week  for  winter  consumption. 

Mr.  Comes  estimates  the  economy  over  the  ordinary  range  and 
scullery  boiler  as  amounting  to  ;j^2  per  annum.  The  tenants  are 
unqualified  in  their  praise  of  the  economies  and  conveniences  secured 
by  the  combined  fittings. 

The  Bathroom,  which  measures  8  feet  6  inches  by  4  feet,  is  fitted 
with  a  full-sized  iron  enamelled  bath  supplied  with  hot  water  by  a  pipe 
from  the  range  boiler,  and  with  cold  water  from  the  cistern,  or  through 
a  shower-bath  sprinkler  fixed  overhead,  so  that  this  latter  luxury  can  be 
obtained  by  simply  turning  the  tap.  The  kitchen  fire  radiates  best 
through  a  special  back  construction,  so  as  to  keep  the  bathroom  warm 
in  cold  weather.  Water  can  all  be  turned  through  the  bath  or  sink,' so 
as  to  flow  into  the  patent  Slop  Water  Closet,  which,  by-the-bye,  is  freely 
and  frequently  flushed  by  all  the  refuse  water  that  is  turned  away  from 
the  house  into  a  tippler.  Part  of  the  scullery  wall  and  bathroom  is 
faced  with  glazed  brick,  while  the  floor  is  of  concrete,  with  a  cement 
face  finish.  Folding  glass  doors,  which  can  be  thrown  open,  enable 
the  bathroom  and  scullery  to  be  made  into  one.  The  Leek  District 
Council  supply  water  for  these  baths  free  of  charge. 

Mr.  E.  J.  Lovegrove,  the  Hornsey  Engineer,  estimates  that  the 
extra  cost  of  the  combined  fittings  on  an  ordinary  plan,  such  as  those 
of  the  Richmond  and  Hornsey  cottages,  would  be  about  ;^8  to  ^i^io, 
and  that  an  extra  rental  of  3d.  per  week  would  more  than  meet  all 
extra  charges  involved. 

The  builder  of  the  Richmond  cottages  estimates  that  the  cost  of 
constructing  the  cottages.  Class  A,  shown  on  the  plan,  would  approxi- 
mate to  ^260,  that  is  about  ;!^20  more  than  the  Richmond  Class  B 
cottages,  which  have  only  two  bedrooms.  On  account  of  the  many 
conveniences  provided,  and  the  great  ingenuity  shown  in  construction. 
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Mr.  Comes  has,  by  request,  supplied  the  following  details  as  to  cost  and 
quantities,  which  may  very  well  be  compared  with  those  of  the  Rich- 
mond cottages  as  shown  on  pp.  120-125,  remembering,  of  course,  that 
both  as  regards  materials  and  labour,  the  local  conditions  are  naturally 
in  favour  of  a  provincial  industrial  centre  like  Leek,  rather  than  a 
metropolitan  suburb  Hke  Richmond. 

Capital  Outlay. 


Land 

Roads  and  Sewers 
Sundries 

Buildings,  etc.  48 
Cottages 


£ 

1,237 
524 
100 

10,639 

12,500 


Income. 

£  s. 

24  houses  at  5/9     343  17 

14  s/6  200  4 
10  houses  and  two 

shops  6/- to  10/-    213  4 


d. 
o 
o 


j^757    5  o 

This  shows  a  gross  return  of  6  per  cent,  on  outlay,  and  allowing 
2  per  cent,  for  working  expenses,  the  net  return  on  outlay  would  be 
4  per  cent.,  but  in  practice  it  has  been  4I  per  cent. 

The  local  rates  are  4s.  9jd.  in  the  £  inclusive,  and  the  cottages 
are  assessed  at  ^8  5s.  each. 

The  details  of  cost  were  : — 


Cost  per 
foot  cube. 

Cost  of 
Building 
per  cottage 

Cost  of 
Site  per 
Cottage. 

Cost  of 
roads,  etc., 
per  Cott. 

Total  cost 
per  Cottage. 

Cubical 
contents 

Area  of 
Site. 

Class  A    -  - 
Class  B    -  - 

£, 
198 
i87i 

£     s.  d. 
24    4  0 
23  12  0 

£    s.  d. 
10  10  0 

10  10  0 

£     s.  d. 
232  14  0 
221    12  0 

Cube  Feet. 
12,834 
12,619 

Sq.  Yds. 

6| 
6i 


Fir  sawn  in 
roofjoists,etc. 
Cubic  Feet. 

141 


Plaster  on 

Brick. 
Sq.  Yds. 

264 
224 


Lath  and 
Plaster. 
Sq.  Yds. 
144 


The  quantities  of  the  chief  materials  used  in  the  construction  of 
each  cottage  were  as  follows  : — 

Deal 

Bricks.        Tiles.  Flooring. 

Sq.  Yds. 

Class  A  -    18,230  5^ 
Class  B  -    17,200  5 

It  is  instructive  to  compare  the  following  cost  prices  of  labour  and 
materials  with  those  already  referred  to  in  the  case  of  the  Richmond 
scheme,  as  shewing  how  greatly  the  cost  of  these  items  varies  as  between 
one  locality  and  another,  and  to  what  a  considerable  extent  they  affect 
the  total  capital  outlay  : — 

(1)  Actual  cost  of  labour. — Bricklayers,  Masons,  Tilers,  Carpenters,  Plas- 

terers, and  Plumbers  gd.  per  hour;  Painters  and  Glaziers  8d.  per  hour; 
Labourers  6d.  per  hour  ;  Horse,  cart,  and  man,  8/-  per  day. 

(2)  Actual  cost  of  materials — 


£  s.  d. 

Bricks  delivered  on  the  job — 

Stocks,  per  1,000  at  i  15  o 
Grizzles      ,,  at    i  10  6 

Lime  per  cubic  yard    o  10  o 

Gravel  ,,  ,,050 

Sand  „  ,,030 

Ballast  ,,  ,,020 


Cement  per  bushel 

Tiles  (500  to  the  square) 

delivered  per  1,000 

Ridge  Tiles  per  foot  run 

Hip  Tiles  ,,  ,, 

Flooring  per  square 


o 
I 

o 
o 
o 


s. 
1 

5 
o 
o 

lO 


d. 

10 

o 
3 
9 
o 


1 
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Class  A 
Cottages. 


Cost 
of  Building, 

Rent,  5s.  gd. 
per  week. 


The  ground  plan 
and  first  floor  plan 
are  here  shewn 
side  by  side.  They 
are  self-explana- 
tory. Note  the 
ingenious  arrange- 
ment of  the  scul- 
lery-bathroom, 
and  the  complete 
utilisation  of  every 
inch  of  space  on 
both  floors.  The 
third  or  centre 
bedroom  is  shewn 
with  cupboards 
and  drawers  un- 
der. The  plans 
are  those  of  a  left- 
hand  and  a  right-  ] 
hand  house  re- 
spectively. 


''•ROUND  FLooij  Plan 

CD 


First  Floor  Plan 


SCALE   OF  FEET 


> 
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s. 

d. 

£ 

s. 

d. 

16 

0 

i^in.  Cased  Window  Frames 

10 

0 

per  square  foot 

0 

I 

0 

0 

0 

2^  X  i^in.  Architrave 

li 

0 

0 

per  foot  run 

0 

0 

0 

4 

Lath  and  Plaster 

12 

6 

per  square  yard 

0 

I 

0 

4 

6 

Plaster  on  Brick 

6 

0 

per  square  yard 

0 

0 

10 

2 

0 

Kitchen  Range,  Bath,  and 
Copper    fixed  complete 

17 

0 

18 

10 

0 

Register  Stove  ,, 

I 

10 

0 

0 

4i 

Glass  (150Z.  seconds) 

per  square  foot 

0 

0 

3 

0 

7 

Milled  Lead,  laid  cwt. 

I 

I 

0 

(3)  Actual  contract  prices,  including  labour— 

Concrete       per  cubic  yard  o 

Brickwork  Stocks    per  rod  1 1 

Grizzles       ,,  10 

,,        in  Cement   ,,  13 

Half-Brick  Walls  per  sq.  ft.  o 

Tiles  laid           per  square  i 

Artificial  Stone  per  cub.  ft.  o 

York  Stone           „     „  o 

Fir  (sawn  in)  o 

Deal  Flooring     per  square  o 
Fir  (framed  in  doors) 

per  foot  run  o 
ijin.  Four-panel  Doors 

per  square  foot  o 

The  two  following  analyses  contain  fairly  up-to-date  figures 
detailed  cost  of  building  each  cottage,  relating  as  they  do  to 
done  in  1900  and  1901 : — 


Excavator  and 

Concretor 
Bricklayer 
Tiles  - 
Mason  - 
Carpenter 
Joiner 

Ironmonger  - 

Plumber  (in- 
cluding Baths) 

Plasterers 

Founder  and 
Smith  - 

Glazier  - 

Painter  - 

Fencing  - 

Drains  - 

Paving  - 

Sundries 


as  to  the 
the  work 


Class  A. 

Cl.\ss  B. 

Class  A. 

Class  B. 

£ 

s. 

d. 

s. 

d. 

£ 

s. 

d. 

r 

£ 

s. 

Q. 

7 

10 

0 

6 

10 

0 

Foundations 

I 

10 

0 

I 

10 

0 

CI 

8 

8 

0 

8 

0 

0 

Covering  Site  - 

I 

0 

0 

I 

0 

0 

10 

0 

4 

0 

Concrete 

6 

10 

G 

6 

0 

0 

I 

4 

0 

I 

4 

0 

Main  Walls  - 

44 

0 

0 

40 

8 

8 

14 

2 

0 

13 

10 

0 

Partition  Walls 

12 

0 

0 

9 

10 

0 

37 

2 

0 

35 

12 

0 

Doors 

14 

17 

0 

14 

0 

0 

4 

18 

0 

4 

r8 

0 

Floors  - 

14 

10 

0 

14 

0 

0 

Windows 

17 

0 

0 

17 

0 

0 

24 

10 

0 

24 

10 

0 

Roof  - 

16 

0 

0 

IS 

10 

0 

18 

4 

0 

16 

0 

8 

Firepl'ce,  Chim- 

ney, &  Bath  - 

29 

IS 

0 

29 

0 

0 

4 

5 

0 

4 

5 

0 

Ceilings  and 

3 

17 

0 

3 

10 

0 

Partitions 

7 

4 

0 

6 

14 

0 

S 

0 

0 

5 

0 

0 

Stairs 

4 

0 

0 

4 

0 

0 

6 

10 

0 

6 

10 

0 

Cupboards 

5 

0 

0 

5 

0 

0 

5 

10 

0 

5 

10 

0 

Shelving 

I 

0 

0 

I 

0 

0 

3 

0 

0 

2 

10 

0 

Water  Supply 

2 

10 

0 

2 

10 

0 

I 

10 

0 

0 

16 

4 

,,     Closet  - 

2 

10 

0 

2 

10 

0 

Sink 

I 

0 

0 

I 

0 

0 

Foul  Water 

Drain  - 

S 

0 

0 

5 

0 

0 

Surface  ditto  - 

I 

0 

0 

I 

0 

0 

Guttering  and 

Rain  Pipes  - 

2 

0 

0 

2 

0 

0 

Yard  Paving  - 

2 

0 

0 

2 

0 

0 

Fencing  - 

6 

ID 

0 

6 

10 

0 

Sundries 

I 

4 

0 

0 

7 

4 

198 

0 

0 

187 

10 

0 

198 

0 

0 

187 

10 

0 

Messrs.  Comes  have  set  an  excellent  example  in  another  respect  to 
municipalities  and  others  who  contemplate  building  on  a  large  scale. 
They  have  bought,  at  about  five  miles  out  of  Leek,  some  25  acres  of 
land,  which  contains  a  good  bed  of  shale,  and  they  have  erected  a 
modern  brick-making  plant  thereon,  at  a  cost  of  about  ;^5,ooo.  From 
this  field  they  are  making  an  excellent  facing  brick,  and  common  bricks 
in  abundance,  turning  out  about  10,000  a  day  with  ease.  They  estimate 
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that  the  saving  in  cost  of  bricks  for  the  completion  of  the  Leek  estate 
will  be  nearly  25  per  cent.,  as  the  actual  cost  of  production  will  be  only 
about  18/-  per  1,000. 

A  Liverpool  Scheme.— Several  large  cottage  building  schemes 
on  similar  lines  are  being  carried  out  in  other  parts  of  the  country  by 
private  individuals  and  companies.  One  of  these,  in  which  prominent 
members  of  the  Liverpool  Housing  Association  are  interested,  is  being 
developed  by  Messrs.  Hilton  &  Wallis,  of  Liverpool.'  The  first  part 
of  this  scheme  consists  of  the  erection  of  100  cottages  on  3  acres  of 
land  in  the  suburbs,  costing  10/-  per  square  yard,  with  roads  and  sewers. 
Each  cottage  is  fitted  with  the  combined  bath,  range,  and  copper,  as  at 
Leek.  The  architects  are  employing  direct  labour,  and  are  getting  their 
materials  at  first  hand.  They  estimate  the  cost  of  building  at  about 
;^35o  per  pair  of  semi-detached  cottages.  By  giving  the  houses  15  feet 
frontage,  they  will  be  able  to  get  three  bedrooms,  two  fairly  large  and 
one  small.  The  living  room  is  a  good  size,  and  a  bathroom  leads  out 
of  the  scullery  on  the  ground  floor,  with  the  boiler  next  the  bath.  The 
staircase  is  placed  between  the  living  room  and  the  scullery.  Plastic 
bricks  have  been  used  for  the  first  storey,  and  white  rough  cast  above, 
with  a  roofing  of  green  slates,  giving  a  cheerful  combination  of  red, 
white,  and  green,  which  is  further  helped  by  the  deep  sap  green  of  the 
doors  and  windows.  The  total  inclusive  cost  per  cottage  is  estimated 
at  about  ;^2oo,  and  in  order  to  obtain  a  gross  return  of  8  per  cent,  on 
capital,  after  paying  rates  and  taxes,  a  rent  of  7/-  to  7/3  per  week  will 
be  charged. 

A  big  building  scheme  is  to  be  carried  out  in  the  East  Riding 
of  York,  adjoining  the  City  of  Hull.  Fourteen  hundred  houses  are 
proposed  to  be  built  with  70  acres  of  avenues  and  squares.  The  total 
cost  will  be  ^^420,000. 

Houses  with  rentals  5/6  per  week,  7/-  ditto,  and  8/6  ditto,  are  to  be 
built,  and  many  of  them  fitted  with  baths,  etc.  The  estate  is  situate 
on  the  main  road  from  Hull  to  Hedon,  and  gas  and  water  works  are 
about  to  be  constructed  on  the  land  which  is  about  half  a  mile  from  the 
North  Eastern  Railway  Station. 

Battersea  Municipal  Dwellings.  —  The  Battersea  Borough 
Council  have  decided  to  utilise  part  of  the  Latchmere  Allotments,  with 
an  area  of  1 1  acres  as  a  site  for  workmen's  dwellings,  and  have  adopted 
a  scheme  for  the  erection  of  298  tenements,  each  fitted  with  Cornes' 
combination  bath  range  and  copper.  There  are  to  be  73  houses,  each 
containing  two  four-roomed  dwellings,  to  be  let  at  rents  of  10/-  and 
10/6  per  week ;  69  houses,  each  with  two  three-roomed  tenements, 
at  7/6  per  week;  eight  five-roomed  houses  at  10/6  per  week,  and  six 
smaller  houses,  making  a  total  of  156  houses  containing  298  tenements 
and  1,065  rooms.  Each  tenement  is  to  have  a  separate  entrance  and 
separate  back  yard ;  is  to  be  wired  for  electric  light,  and  provided  with 
Venetian  blinds.  The  total  building  cost  is  estimated  to  be  about 
1 06, 000,  or  ;!^ioo  per  room.  The  loan  for  buildings  will  be  60 
years. 


CHAPTER  XVII. 


ADAPTATION  AND  RECONSTRUCTION  OF 
EXISTING  HOUSES. 

It  has  already  been  shewn  that  under  Sec.  59  of  the  Act  of  1890, 
local  authorities  are  empowered  to  purchase  existing  dwelling  houses 
with  a  view  to  repairing  and  adapting  them  for  workmen's  dwellings,  but 
it  is  a  remarkable  fact  that  Httle  or  nothing  has  as  yet  been  done  by 
municipalities  in  this  direction.  It  is  not  suggested  that  badly  built, 
tumble-down  old  houses  in  the  slums  should  be  acquired  for  this 
purpose ;  but  the  example  of  several  societies  and  private  individuals 
goes  far  to  shew  that  where  the  main  carcase  of  the  house  is  sound  and 
substantial,  a  great  deal  can  be  done  on  a  profitable  basis  to  so  repair 
and  adapt  the  building  as  to  make  satisfactory  dweUings  for  the 
working  classes. 

Pioneer  work  by  Miss  Octavia  Hill.— Miss  Octavia  Hill  was 
the  pioneer  in  this  kind  of  work.  She  purchased  many  overcrowded 
houses,  which  were  in  a  bad  state  of  repair  and  occupied  by  poor  and 
careless  tenants,  because  she  saw  that  no  really  effective  control  over  the 
dwelling  and  its  tenants  could  be  exercised  except  by  the  owner.  By 
the  help  of  an  earnest  body  of  voluntary  workers,  she  established  a 
system  of  management  on  the  following  Unes. 

For  a  few  weeks  things  were  allowed  to  go  on  in  the  old  way,  and 
then  gradually  the  tenants  were  moved  into  larger  rooms,  or  compelled 
to  take  additional  space.  A  schedule  of  necessary  repairs  was  then 
drawn  up,  and  the  work  was  carried  out  gradually,  so  as  to  disturb  the 
tenants  as  little  as  possible.  The  roofs,  drainage,  and  water  supply 
were  put  in  order,  and  the  tenants  were  told,  tactfully  but  firmly,  that 
in  proportion  as  they  exercise  care  with  the  dwellings,  other  improve- 
ments will  be  effected,  but  that  those  who  did  not  get  rid  of  dirty  and 
unhealthy  habits  must  leave. 

This  method  was  generally  effective,  and  when  accompanied  by  a 
bonus  to  those  who  paid  rent  promptly,  resulted  in  marked  improve- 
ment in  some  of  the  poorest  houses. 

The  financial  basis  of  the  scheme  was  the  payment  of  a  5  per  cent, 
income  on  the  property  of  the  owners,  and  the  appropriation  of  the 
balance,  after  paying  rates,  taxes,  and  insurance,  to  repairs  and  improve- 
ments. Every  tenant  thus  had  an  interest  in  his  dwelling,  and  it  is  not 
surprising  to  learn  that  although  some  5,000  houses  belonging  to  various 
owners  in  London  were  being  managed  in  1887  by  Miss  Hill  and  her 
friends,  in  only  two  blocks  did  the  returns  fall  below  5  per  cent.,  owing 
to  the  economies  effected  by  the  improved  habits  of  the  tenants,  and 
the  very  careful  system  of  management  adopted.    The  great  difficulty, 
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of  course,  in  schemes  of  this  kind  is  to  secure  voluntary  workers  with 
the  proper  combination  of  social  sympathy,  businesslike  habits,  and 
practical  knowledge,  which  are  essential  to  successful  supervision. 

The  Leeds  Industrial  Dwellings  Company,  with  a  capital  of 
about  £io,  ooo,  has  been  able  to  acquire  i,ooo  houses  on  14  acres  of 
land,  many  of  them  by  the  gradual  purchase  and  renovation  of  existing 
dwellings,  and  although  a  good  deal  of  money  was  spent  in  effecting 
necessary  repairs  and  adding  sanitary  conveniences,  the  houses  thus 
dealt  with  pay  a  satisfactory  dividend  of  from  4  to  5  per  cent.,  and 
are  more  useful  and  profitable  than  new  block  dwellings  originally 
erected  by  the  Company. 

GLASGOW  WORKMEN'S  DWELLINGS  COMPANY. 

(From  informalioti  kindly  supplied  by  /no.  Mann,  Esq.,  M.A.,  Secretary). 
One  of  the  most  interesting  experiments  in  the  purchase  and  adapta- 
tion of  existing  dwellings  is  that  of  the  Glasgow  Workmen's  Dwellings 
Company,  which  was  established  in  1890  with  a  capital  of  over  ;^4o,ooo, 
and  with  dividend  limited  to  5  per  cent.  In  addition  to  building  six 
blocks  of  new  buildings,  this  Company  has  bought  26  blocks  or  tenements 
of  old  and  internally  dilapidated  houses,  21  of  which  have  already  been 
radically  renovated  and  converted  into  decent  homes.  The  Company 
now  owns  677  houses,  and  when  the  work  on  hand  is  completed  it  will 
have  an  annual  rent  roll  of  ;^4,8oo,  and  will  shelter  over  2,900  persons. 

It  has  for  years  paid  a  steady  dividend  of  4  per  cent,  to  its  share- 
holders, besides  accumulating  a  reserve  of  ^1^1,950.  The  renovated 
property  shews  an  average  return  of  at  least  i  per  cent,  more  than  the 
newly-built  property. 

The  dilapidated  buildings  which  have  been  selected  for  reconstruction 
are  in  four  groups,  each  in  a  different  district  of  the  City.  When 
purchased  they  were  still  sound  in  their  main  structure,  but  completely 
neglected  and  worn  out  in  their  internal  fittings,  more  particularly  the 
wood-work  and  plaster- work.  The  plumber-work,  where  it  existed  at  all, 
was  worse  than  useless.  The  houses  were,  of  course,  overrun  with  vermin, 
encrusted  with  filth,  and  no  doubt  laden  with  germs  of  tuberculosis  and 
other  infectious  diseases.  They  were  all  of  the  class  known  as  "ticketed 
houses"  [see  p.  27.] 

Following  a  slightly  different  plan  from  that  originated  by  Miss 
Octavia  Hill,  who  gradually  reclaims  and  renovates,  while  retaining  old 
tenants  as  far  as  possible,  the  directors  have  hitherto  in  their  recon- 
structions preferred  to  overhaul  and  renovate  the  properties  thoroughly 
at  the  start,  allowing  to  return  to  their  old  homes  only  tenants  who  seem 
anxious  to  reform,  and  are  likely  to  make  good  use  of  their  opportunities. 
Better  than  pages  of  description  is  the  contrast  shewn  in  the  accom- 
panying pictures  of  a  typical  dilapidated  room,  and  the  same  room  when 
transformed  by  the  Company's  staff  of  workmen.  The  bed  frame,  range, 
and  dresser  are  supplied  by  the  Company. 

As  a  typical  example  of  reconstruction  work,  attention  may 
be  directed  to  the  three  plans  of  21,  Middleton  Place,  shewing  the 
changes  made  from  time  to  time  in  the  building  to  keep  up  with  the  rising 


Three  Plans  of  2 1 
Middleton  Place, 
Glasgow,  shewing  the 
gradual  improve- 
ment in  Sanitary 
construction  effected 
by  various  adapta- 
tions, and  rearrange- 
ment of  the  rooms 
and  passages. 

(By  kind  permission 
oj   the  Glasgow  VVm-k- 
men^s  Dwellings  Coin 
pany. ) 
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Standards  of  sanitary  science.  The  first  plan  shews  the  property  as  first 
built  over  40  years  ago,  when  all  the  houses  on  each  flat  entered  from  a 
passage,  44  feet  long  and  completely  dark,  running  along  the  centre  of 
the  tenement.  Access  to  this  centre  passage  was  obtained  from  an 
entirely  dark  "  lobby  "  leading  from  the  stair.  These  two  dark  passages 
together  took  the  shape  of  the  letter  "  T."  The  disastrous  effect  upon 
the  cleanliness  and  health  of  the  tenants  can  be  imagmed.  The 
only  convenience  then  for  the  use  of  the  inmates  of  the  thirty-four 
houses  was  one  privy  or  dry  closet  in  the  small  court. 

Middleton  Place  (St.  Rollox)  consisted  of  216  houses  in  15  blocks, 
and  the  mere  mention  of  the  name  was  equivalent  to  summarising  all 
the  vice,  violence,  and  dirt  of  the  city.  In  addition  to  the  usual  fittings, 
the  back  court,  originally  only  10  feet  wide,  has  been  tripled  in  extent, 
paved,  enclosed,  and  supplied  with  washing  houses.  The  Company's 
officials  were  told  at  the  time  that  an  extended  court  meant  an  extended 
area  for  filth,  and  that  supplying  washing  houses  was  unspeakable  folly. 
The  improvement  has,  however,  been  amply  justified,  as  the  tenants, 
under  supervision,  have  come  to  appreciate  their  opportunities.  Almost 
every  day  the  courts  may  be  seen  filled  with  washings  on  the  ropes. 

Owii^g  to  the  persistent  outbreaks  of  typhus  and  other  infectious 
diseases  about  twenty  years  ago,  the  medical  officer  insisted  upon  the 
proprietor  sacrificing  eight  small  rooms,  and  breaking  through  inlets  for 
light  and  air  at  the  ends  of  each  internal  passage,  but  the  common 
privy  remained.  The  alteration  is  shown  in  the  second  plan.  The 
result,  however,  was  still  unsatisfactory.  When  the  Company  acquired 
the  property  it  was  impossible  to  get  access  to  the  houses  without 
groping  along  to  the  doors  in  pitch  darkness.  After  very  careful 
consideration,  the  Company  determined  to  reconstruct  the  whole  access 
to  the  houses  by  demolishing  the  old  turret  stair,  building  a  substantial 
modern  staircase,  with  balconies  right  and  left  giving  access  to  the 
houses,  and  adding,  of  course,  well-ventilated  water  closets.  In  this 
way  the  internal  "  lobbies  "  have  been  entirely  done  away  with,  and  the 
space  they  formerly  occupied  has  become  habitable,  all  as  shown  on  the 
third  plan.  The  illustration  on  page  219  shows  the  general  appearance  of 
the  block  in  its  final  form,  with  balconies,  extended  court,  and  washing- 
house.  As  was  foreseen  throughout,  the  cost  of  this  reconstruction  has 
been  exceedingly  heavy,  but  still  it  is  gratifying  to  know  that  the  return 
from  the  property,  so  far  as  can  be  seen  at  present,  will  not  fall  below 
four-and-a  quarter  per  cent. 

It  may  be  of  interest  to  state  that  it  was  found  impossible  to  do  the 
work  of  renovation  satisfactorily  through  a  contractor,  and  after  testing 
the  costs  by  independent  measurement  it  was  found  that  a  working 
foreman  and  staff,  or  men  employed  directly  by  the  Company,  did  the 
work  cheaper  and  better.  From  33  to  42  per  cent,  of  the  area  of  the 
site  is  covered  by  the  buildings. 

George  Court,  which  was  reconstructed  in  1892,  is  a  few  hundred 
yards  from  Bridgeton  Cross.  There  are  four  tenements,  with  a  large 
airy  court  behind.  This  court  was  formerly  crowded  with  workshops, 
but  the  Company  determined  to  sacrifice  the  rental,  and  have  the  open 
space  partly  planted  with  trees  and  partly  enclosed,  in  the  hope  of 
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forming  a  bleaching  green  Beyond  internal  structural  improvements, 
the  introduction  of  water  supply,  building  w.c.'s  and  washing  houses, 
and  the  substitution  of  a  "hanging  stair,"  o|;en  to  the  air,  in  place  of  an 
old  closed-in  turret  stair,  there  are  no  special  alterations  of  interest.  The 
tenements  are  three  storeys  in  height.    There  are  62  houses. 

The  rents  of  this  property  vary  from  2/0^  to  3/4  per  week,  including 
taxes,  and  are  collected  by  the  Housing  Committee  of  the  Kyrle  Society, 
who  also  superintend  the  club  room  in  the  property,  the  rent  of  which 
is  defrayed  out  of  the  commission  earned  by  the  Committee  from  the 
collection  of  rents. 

Ardgowan  Place  is  a  narrow  street,  a  few  hundred  yards  from 
Paisley  Road  at  its  junction  with  Morrison  Street.  These  tenements 
are  in  the  centre  of  a  congested  corner,  and  were  one  of  the  blackest 
plague  spots  in  the  city.  They  form,  perhaps,  the  most  difficult  of  the 
Company's  experiments.  After  they  were  acquired  they  were  subjected 
to  a  radical  internal  overhaul  and  alteration,  everything  being  done  to 
ensure  ventilation  and  access  of  fresh  air.  The  usual  fittings  (beds, 
grates,  gas,  water,  dressers,  etc.)  were  supplied,  and  although  the  total  cost 
of  alterations  mounted  up  until  it  was  equal  to  the  price  of  the  py)perties, 
a  comparatively  slight  increase  of  rent  has  been  found  to  yield  a  return 
of  ;z^5  2S.  9d.  per  cent.  There  are  57  houses  of  one  room,  and  33  of 
two  rooms,  the  rents  being  2/2  and  3/1  per  week  respectively. 

Dundas  Court  (reconstructed  1899),  near  the  Phoenix  Recreation 
Ground,  consisted  of  two  tenements  of  four  storeys,  and  one  of  three 
storeys,  but  the  roof  of  the  latter  was  so  dilapidated  that  it  was  resolved 
to  take  it  off,  add  two  storeys,  and  rebuild  the  stair.  The  whole  internal 
structure  was  rearranged,  to  get  rid  of  dark  lobbies  and  back-to-back 
houses,  so  as  to  ensure  through  ventilation.  The  court  has  been  cleared 
and  levelled,  and  trees  planted.  There  are  30  houses  of  one  room  at 
rents  of  1/9  to  2/3  per  week,  and  25  of  two  rooms  at  3/4  per  week. 
The  property  gives  a  return  of  over  4  per  cent. 

Mr.  Mann,  in  his  report  on  behalf  of  the  Company,  emphasises  the 
importance  of  two  points  in  the  management : — 

(1)  A  resident  caretaker,  who  can  execute  minor  repairs  in  spare 

time.  The  wages  of  these  vary  from  9/-  to  12/6  per  week. 

(2)  Weekly  collection  of  rents,  and  the  giving  of  a  bonus  to 

tenants  who  pay  promptly  and  behave  properly. 

About  two-thirds  of  the  tenants  earn  this  bonus,  which  consists  of 
the  remission  of  rent  for  the  two  holiday  weeks  in  July  and  at  the  New 
Year.  During  three  years  less  than  ;^9  has  been  lost  in  bad  bebts  out 
of  an  aggregate  rental  of  ^6,946.  The  houses  of  the  Company  are 
larger  as  well  as  better  than  those  in  the  slums,  and  are  only  a  fraction 
of  a  penny  dearer  per  room  per  week.  More  than  half  the  tenants  are 
unskilled  labourers,  and  their  average  weekly  wages  are  19/5  in  the  case 
of  one-room  dwellings  and  25/-  in  the  case  of  two-room  dwellings,  so 
that  rents  are  about  one-tenth  of  earnings. 

Middle  class  houses  in  England  could  be  "made  down." 

— Owing  to  defects  in  the  main  walls,  and  other  vital  parts  of  the 
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carcase  of  the  houses,  it  is  not  an  easy  matter  to  adapt  old  property  m 
London  and  other  English  towns  where  lightly  constructed  dwellings 
are  the  rule,  but  there  are  a  large  number  of  substantially  built 
houses,  especially  in  the  middle  zone  of  London,  which  were  originally 
intended  for  one  well-to-do  family,  but  are  now  occupied  by  from  three 
to  twelve  working  class  families,  without  any  adaptation  of  the  structure. 

The  accommodation  in  such  houses  is  insufficient,  expensive,  and 
unsuitable,  especially  from  a  sanitary  point  of  view,  and  they  are  far  too 
frequently  in  a  bad  state  of  repair. 


Rear  elevation  of  Tenement  Houses  01  Glasgow  _  Workmen's 
Dwellings  Company,  shewing  nppearance  after  reconstruction  of  an  old 
building  with  rear  addition  and  balcony  access  provided  to  each  floor. 


Local  authorities  might  easily  purchase  blocks  of  houses  of  this 
character,  even  where  not  now  occupied  by  the  working  classes,  and 
convert  them,  somewhat  on  the  lines  followed  by  the  Glasgow  Work- 
men's Dwellings'  Company,  into  workmen's  fiats,  which  could  be  let 
much  cheaper  than  the  ordinary  tenements  in  block  dwellings.  In  other 
words,  surplus  middle  class  houses  might  be  utilised  by  local  authorities 
to  supply  the  deficiency  in  adjacent  working  class  neighbourhoods. 
This  would  solve  a  difficulty  in  many  places,  especially  where  the  cost 
of  the  walls  and  main  structure  would  be  expensive  if  entirely  new 
buildings  were  put  up  under  present  conditions  as  to  price  of  bricks 
and  other  materials. 

Dr.  F.  J.  Sykes  (Medical  Officer  of  Health,  St.  Pancras),  who  has 
long  been  an  advocate  for  the  systematic  and  widespread  conversion  of 
houses  of  this  class  into  self-contained  workmen's  flats,  suggests,  in  his 
work  on  "  Public  Health  and  Housing,"  three  methods  by  which  this 
structural  adaptation  could  be  effected. 
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(1)  The  simplest  is  by  partitioning  off  a  portion  of  the  front  room  opposite 

the  staircase  landing  on  each  floor  to  form  a  scullery  and  wash-house 
and  on  the  furlhcr  side  of  this  to  construct  a  water-closet  against  the 
outer  front  wall,  obtaining  through  ventilation  from  ihe  outer  air  in  the 
front  to  the  back  of  the  scullery,  by  means  of  a  fanlight,  on  to  the  common 
staircase,  and  so  on  inlo  the  open  air,  again  off  the  staircase  at  the  rear 
of  the  house.  This  partitioned  off,  lobby,  scullery,  and  water-closet 
may  be  made  to  be  entered  either  from  the  front  room  of  the  dwelling 
for  private  use,  or  from  off  the  staircase  for  common  use,  when  there  is 
more  than  one  dwelling  on  a  floor. 

(2)  Probably  the  best  method  would  be  by  the  construction  of  a  tower  at  the 

back  of  the  house,  containing  on  each  floor  an  addition  containing  an 
open  lobby,  scullery,  and  water-closet,  and  approached  from  the  back 
room  on  each  floor  ;  this  would  restrict  the  addition  to  private  use. 

(3)  If  the  tower  were  constructed  off  the  staircase,  then  the  addition  on  each 

floor,  or  half  floor,  would  be  available  for  common  usage  by  the 
families  on  the  adjoining  floors. 

Under  the  Customs  and  Inland  Revenue  Acts  of  1890  and  1891, 
exemption  from  the  Inhabited  House  Duty  may  be  obtained  in  the 
case  of  a  house  so  adapted  for  workmen  tenants  as  to  secure  the 
certificate  of  the  medical  ofificer  of  health,  but  this  inducement  has 
been  too  small  to  effect  any  practical  result. 

It  is  shewn  by  the  census  returns  that  there  are  a  number  of  empty, 
middle  class  houses  in  towns  where  the  working  classes  are  overcrowded, 
no  less  than  15,971  in  London  alone  being  returned  as  "not  in  occupa- 
tion." Taking  the  Borough  of  Kensington,  with  its  overcrowded  Nottmg 
Dale  area,  we  find  it  has  close  upon  1,000  empty  houses  of  this  kind. 
As  the  result  of  an  analysis  of  numerous  recent  sales  of  such  houses  in 
this  borough,  it  appears  that  the  average  selling  price  of  the  building 
varies  between  ;^5o  and  /^ts  per  room,  and  the  ground  rent  varies 
from  12/6  to  25/-  per  room  per  annum.  From  these  figures  it  is  pretty 
clear  that  with  an  outlay  of  about  /^2C^  per  room,  which  ought  to  be 
sufficient  to  meet  the  cost  of  the  adaptation  indicated  in  the  above 
suggestions  by  Dr.  Sykes,  healthy  dwellings  could  be  provided  at  a 
total  cost  for  building  of  from  ^75  to  ;;^ioo  per  room.  If  we  provide 
for  ground  rent  at  20/-  per  room,  and  allow  six  per  cent,  on  capital 
outlay  to  cover  expenses  and  loan  charges,  we  get  a  total  rent  of 
^5  Ss-  to  ^7  per  room  per  annum,  or  2/-  to  2/8  per  room  per 
week,  which  is  less  than  is  now  paid  for  non-adapted  and  unhealthy 
dwellings. 

A  successful  experiment  has  been  made  at  Camberwell 

by  the  Borough  Council  which,  although  more  on  the  lines  of  Miss 
Octavia  Hill's  work,  proves  conclusively  that  reconstruction  by 
municipal  effort  can  be  made  to  pay.  The  Borough  Council  have 
purchased  the  leases  of  81  inferior  houses  in  the  Hollington  Street 
area  at  about  j^is°  P^^  house,  and,  after  fitting  them  up  with  the 
necessary  sanitary  and  other  conveniences,  have  overhauled  and 
adapted  them  for  separate  dwellings.  They  have  been  let  profitably  to 
working  class  tenants,  and  it  is  therefore  obvious  that  the  adaptation  of 
good  houses  would  pay  equally  well. 
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CHAPTER  XVIII. 

CHEAP.  FREQUENT.  EASY.  AND  RAPID  TRANSIT 

FACILITIES. 

The  facts  and  figures  in  the  foregoing  pages  will  have  demonstrated 
clearly  that  the  great  bulk  of  additional  housing  accommodation  must 
in  future  be  provided  in  the  shape  of  cottage  dwellings  on  cheap  land 
outside  large  towns,  and  it  therefore  follows  as  a  matter  of  course,  that 
the  establishment  of  cheap,  frequent,  rapid  and  easy  transit  between 
the  centres  of  populous  districts  and  the  agricultural  land  on  their 
outskirts,  must  be  a  necessary  part  of  the  future  growth,  organisation, 
and  development  of  all  towns. 

Must  the  Workman  live  near  his  Work?— One  of  the 
greatest  obstacles  in  the  way  of  the  application  of  proper  and  efficie.it 
remedies  for  the  house  famine,  lies  in  the  widespread,  but  to  a  great 
extent,  fallacious  theory,  that  "  the  workman  must  live  near  his  work." 
In  one  sense  this  theory  applies  to  the  great  army  of  casual  workers, 
dockers,  market  porters,  night  workers,  and  others  employed  in  indus- 
tries where  they  have  to  be  "on  the  spot"  at  all  sorts  of  awkward  hours, 
but  in  no  sense  does  it  apply  to  the  great  mass  of  artisans  and  labourers. 
If  these  could  be  encouraged  to  live  in  or  beyond  the  suburbs,  there 
would  be  an  ample  supply  of  house  room  left  available  for  such  of  the 
Overcrowded  city  dwellers  as  could  under  no  circumstances  live  at  a 
distance  from  their  work. 

All  workmen  must,  of  course,  live  reasonably  near  their  work  in 
point  of  time,  and  ability  to  pay  the  cost  of  travelling,  but  given  nominal 
fares,  with  rapid,  frequent,  continuous,  and  widely  accessible  means  of 
locomotion,  mere  distance  becomes  practically  annihilated. 

Unfortunately,  the  standards  of  cost,  speed,  and  service  prevailing 
in  the  past,  have  been  so  radically  defective  and  inadequate,  that  it  is 
difficult  to  realise  what  might  be  secured  from  a  proper  system  of 
travelling  facilities. 

Until  very  recently  the  means  of  locomotion  in  this  country  have  been 
mainly  confined  to  horse-drawn  vehicles  and  railway  trains,  worked  on 
such  a  hopelessly  antiquated  system  of  fares  and  service,  as  to  cripple  in 
every  possible  way  the  free  daily  movement  of  population  from  centres 
of  population  to  their  outskirts.  They  have,  in  fact,  created  a  kind  of 
ring  fence  round  large  towns,  thus  compelling  large  numbers  of  workmen 
to  live  much  nearer  their  work  than  is  necessary,  because  the  cost  and 
the  infrequent  service  have  rendered  easy  travelling  between  large  towns 
and  the  adjacent  country  districts  an  impossibility. 

Ordinary  railway  fares  have  been  prohibitive  for  most  workmen 
travelling  long  distances,  while  workmen's  trains  at  reduced  fares  have, 
as  a  rule,  been  so  few  in  number,  and  have  been  run  at  such  in- 
convenient times  as  to  be  quite  unsuitable  for  the  needs  of  the  working 
classes. 
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This  is  evident  from  the  fact  that  although  there  are  something  like 
800,000  I^ondon  worlcmen  residing  under  such  conditions  as  to  necessi- 
tate travelling  to  and  from  their  work,  the  average  daily  number  of 
workmen's  tickets  on  all  the  railways  was  under  100,000  in  1897. 

For  short  distances  some  of  the  horse  tramways  have  been  fairly 
cheap  and  effective,  but  their  slow  rate  of  speed  has  seriously  impaired 
their  usefulness  for  long  journeys. 

In  spite  of  these  drawbacks,  however,  the  scarcity  of  house  room  in 
central  districts,  and  the  desire  of  large  numbers  of  workmen  to  bring 
up  their  families  under  healthy  conditions,  have  compelled  them  to  live 
at  a  distance  from  their  work,  and  to  put  up  with  expensive  travelling 
by  infrequent  trains,  or  crawling  trams,  at  inconvenient  hours,  rather 
than  pay  excessive  rents  for  overcrowded  and  insanitary  dwellings. 

Cheap  Transit  alone  will  not  Suffice.— In  this  connection, 
however,  it  may  be  well  to  emphasise  the  fact  that  while  large  suburban 
housing  schemes  are  of  little  use  without  facilities  for  cheap  and  rapid 
transit,  the  converse  holds  equally  true,  and  improved  travelling  facilities 
can  only  be  really  beneficial  when  accompanied  by  large  schemes  for 
building  additional  workmen's  dwellings. 

In  those  few  cases,  as  in  the  East  of  London,  where  really  cheap 
workmen's  trains  have  been  running  for  some  years,  the  outward 
movement  of  population  has  been  so  excessively  rapid  that  new 
mushroom  industrial  quarters  have  sprung  up  at  such  a  rate  as  to  result 
in  the  creation  of  new  slum  areas  on  the  outskirts,  which  will,  in  time, 
be  as  bad  as  the  old  slums  in  central  districts  At  the  same  time, 
owing  to  the  local,  limited,  and  partial  nature  of  these  cheap  travelling 
facilities,  an  unduly  concentrated  demand  for  house  room  has  arisen  in 
such  districts,  and  rents  have  quickly  mounted  up  to  such  a  figure  as 
to  give  little  or  no  pecuniary  advantage  to  the  workmen  who  have  thus 
migrated  from  overcrowded  central  districts.  It  is,  of  course,  obvious 
that  if  cheap  and  improved  means  of  locomotion  were  made  general  in 
all  directions,  and  on  all  sides  of  large  centres,  this  demand  for  house 
room  would  be  less  acute  in  particular  districts,  and  might  be  more 
easily  kept  pace  with  by  the  building  of  new  dwellings,  although 
American  and  Continental  experience  of  cheap  transit,  unaccompanied 
by  other  reforms,  points  to  the  conclusion  that  an  unduly  large  share  of 
the  benefits  of  cheap  locomotion  finds  its  way  into  the  pockets  of 
property  owners  rather  than  tenants. 

It  is  only  natural,  therefore,  to  find  a  steadily  growing  conviction 
among  all  sections  of  housing  reformers,  that  it  is  the  duty  of  local 
authorities  and  others,  who  may  be  called  upon  to  supply  additional 
housing  accommodation,  to  acquire  very  large  areas  of  agricultural 
land  on  the  outskirts  of  their  districts  before  its  value  becomes  increased 
by  the  advent  of  cheap  transit,  and  still  further  unduly  inflated  by  land 
speculators. 

When  all  has  been  said  and  done,  however,  with  reference  to  the 
disadvantage  attending  mere  partial   and   local   outlets   for  cheap 
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traveUing,  the  broad  fact  still  remains  that  improved  travelling  facilities 
constitute  one  of  the  most  important  factors  in  the  sanitary  re-organisa- 
tion  and  future  development  of  all  large  centres  of  population.  It  is, 
therefore,  necessary  to  indicate  what  reforms  are  already  bemg  earned 
out,  and  on  what  lines  future  schemes  for  improved  transit  should  be 
established  in  order  to  promote  the  relief  of  overcrowded  districts  in  the 
most  effective  manner. 

Electric  Tramways  Necessary  for  all  Provincial  Towns. 

 In  the  case  of  nearly  all  provincial  towns,  the  remedy  is  not  far  to 

seek.  Few  of  these  have  a  radius  of  more  than  four  miles  from  the 
centre  to  the  agricultural  land  on  their  outskirts,  and  this  distance  can 
be  easily  covered  by  the  electric  tramway  within  half  an  hour. 

Hence  it  is  to  the  estabUshment  of  electric  tramways  radiating  from 
the  centre  and  extending  beyond  the  boundary  of  the  district  in  all 
directions  that  we  must  look  for  relief  in  most  districts.  Just  as  the  hft 
is  used  regularly  in  high  buildings  to  make  the  upper  floors  accessible, 
so  the  electric  tramways  must  be  used  in  future  to  make  the  outskirts  of 
every  town  accessible. 

It  is  very  gratifying  to  find  that  during  the  last  five  years  many  local 
authorities  have  made  the  fullest  use  of  their  powers  in  the  direction  of 
providing  cheap  locomotion  by  means  of  electric  tramways,  and  their 
work  in  this  respect  has  roused  up  private  enterprise  to  a  greater  activity 
than  it  had  previously  displayed.  In  both  cases,  however,  this 
enterprise  has  been  of  comparatively  recent  growth. 

For  many  years  owing  to  infrequent  service,  the  great  cost  of  horse 
traction,  inexperienced  management,  and  lack  of  popular  appreciation, 
the  tramway  system,  except  in  districts  with  crowds  of  suburban 
workers  and  with  easy  gradients,  was  inefficient  and  unprofitable. 

The  growth  of  working  class  suburbs  in  many  towns,  the  discovery 
that  frequent  service  developed  much  greater  traffic,  the  substitution  of 
mechanical  traction  for  horse  haulage,  with  improved  methods  of 
management,  have  effected  a  revolution  in  the  majority  of  cases, 
and  made  tramway  undertakings  the  profitable  investments  they 
now  are. 

A  still  more  remarkable  factor,  however,  has  now  come  into  play, 
in  the  shape  of  the  use  of  overhead  and  other  systems  of  electric 
traction,  which  bid  fair  to  halve  the  working  expenses  and  still  farther 
increase  the  amount  of  traffic.  The  consequence  is  that  all  over  the 
country  there  is  a  kind  of  race  between  the  local  authorities  and  the 
tramway  companies  to  secure  the  fruits  of  the  new  development.  Most 
of  the  large  towns  as  opportunity  offers,  are  introducing  some  form  of 
electric  or  mechanical  traction,  and  arranging  to  take  over  and  work 
their  own  tramways,  while  numbers  of  companies  are  struggling  hard  to 
get  new  concessions  or  renewals  of  old  ones.  Some  account  of  the 
powers  under  which  these  lines  are  constructed  may  therefore  be  of 
interest. 
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TRAMWAYS  AND  LIGHT  RAILWAYS. 
POWERS  OF  MUNICIPALITIES  AND  OTHERS. 

(I)  Tramways  Act,  1870. — The  basis  of  all  tramway  undertakings 
up  to  1896  was  the  'i'ramways  Act,  1870,  with  its  modifications  in  the 
various  Provisional  Orders  and  Local  Acts,  which  have  been  obtained 
by  different  companies  and  corporations. 

The  Act  is  divided  into  three  parts.  The  first  deals  with  the 
procedure  necessary  to  obtain  leave  to  build  a  tramway,  The  second  is 
concerned  with  construction,  and  the  third  contains  a  number  of 
general  provisions. 

The  promoters  recognised  by  the  Act  are  of  two  kinds.  They  are 
either  private  companies  or  local  authorities,  and  each  must  obtain  a 
Provisional  Older  from  the  Board  of  Trade. 

Private  companies  must  get  the  consent  of  the  local  authorities 
through  whose  districts  they  intend  to  run  before  going  to  Parliament. 

Local  authorities  are  empowered  by  Section  20,  to  raise  loans 
repayable  within  thirty  years,  for  the  construction  of  tramways.  After 
constructing  their  lines,  local  authorities  under  this  Act,  may  lease  them 
to  a  company  for  twenty- one  years  or  less  but  they  may  not  work  them 
without  a  special  local  act  for  this  purpose. 

Private  companies,  after  constructing  their  lines,  have  the  right  of 
working  them  for  twenty-one  years  only.  At  the  end  of  that  time  they 
come  under  Section  43  of  the  Act,  which  contains  the  famous  purchase 
clause. 

Where  the  promoters  of  a  tramway  in  any  district  are  not  the  local  authority, 
the  local  authority,  if,  by  resolution  passed  at  a  special  meeting  of  the  members 
constituting  such  local  authority,  they  so  decide,  may  within  six  months  after 
the  expiration  of  a  period  of  twenty-one  years  from  the  time  when  such  promoters 
were  empowered  to  construct  such  tramways,  and  within  six  months  after  the 
expiration  of  every  subsequent  period  of  seven  years  ...  by  notice  in 
writing  require  such  promoters  to  sell,  and  thereupon  such  promoters  shall  sell  to 
them  their  undertaking,  or  so  much  of  the  same  as  is  within  such  district,  upon 
terms  of  paying  the  then  value  {exclusive  of  any  allowance  for  past  or  future 
profits  of  the  undertaking,  or  any  compensation  for  compulsory  sale,  or  other 
consideration  whatsoever)  of  the  tramway,  and  all  lands,  buildings,  works, 
materials,  and  plant  of  the  promoters,  suitable  to  and  used  by  them  for  the 
purposes  of  their  undertaking  within  such  district,  such  value  to  be  in  case  of 
difference  determined  by  an  engineer  or  other  fit  person  nominated  as  referee  by 
the  Board  of  Trade  on  the  application  of  either  party,  and  the  expenses  of  the 
reference  to  be  borne  and  paid  as  the  referee  directs. 

This  power  of  purchase  is  also  granted  when  the  undertaking  of  a 
company  is  "  discontinued,"  or  declared  insolvent  by  the  Board  of  Trade. 

The  meaning  of  the  above  clause  is  now  perfectly  clear. 

The  local  authority,  by  resolution  passed  by  a  two-thirds  majority, 
after  a  month's  notice,  at  a  Statutory  Meeting,  may  take  over  the 
tramway  at  the  end  of  twenty-one  years  from  the  granting  of  the 
Provisional  Order  by  simply  paying  the  Company  the  price  of  the 
material  and  nothing  more.    It  is  not  to  pay  for  it  as  a  "  going  concern." 

How  important  this  is  can  be  seen  from  the  arbitration  between  the 
London  County  Council  and  the  London  Streets  Tramway  Company 
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in  1893,  when  the  Council  negotiated  to  buy  four  and  a  quarter  miles 
of  that  Company's  lines.  The  Company  attempted  to  get  out  of  section 
43,  and  claimed  i;6o4,o9o ;  Sir  Frederick  Bramwell,  the  arbitrator, 
awarded     1 29,748. 

The  Act  contains  other  valuable  clauses. 

To  prevent  obstruction,  it  is  enacted  that  no  tramway  shall  be  constructed 
within  nine  feet  six  of  any  kerb. 

To  prevent  danger,  horses  only  are  to  be  employed  except  with  special 
consents  of  the  Board  of  Trade  and  local  authorities. 

To  safeguard  the  surface  of  the  road,  provisions  are  made  for  maintenance 
of  the  part  affected  by  the  wear  and  tear  of  the  horses  at  the  cost  ot  the  tramway 
proprietor. 

Section  57  plainly  states  that  "  notwithstanding  anything  in  this  Act 
contained  the  promoters  of  any  tramway  shall  not  acquire  any  right  other  than 
that  of  user  of  any  road  along  or  across  which  they  lay  any  tramway." 

Under  the  Tramways  Act  land  cannot  be  acquired  by  tramway 
promoters  other  tlian  by  agreement,  so  all  cases  of  compulsory  land 
purchase  require  procedure  under  a  local  act. 

II.— Local  Acts  have  been  obtained  by  over  loo  Corporations 
during  the  past  five  years  for  power  to  work  their  tramways  by  any 
system  of  traction  approved  by  the  Board  of  Trade.  Up  to  1896  there 
was  a  standing  order  of  the  House  of  Commons  prohibiting  the 
acquisition  of  working  powers  by  municipalities  who  owned  tramways, 
but  this  is  now  suspended.  Local  Acts  are  governed  by  the  Tramways 
Act,  1870,  but,  subject  to  the  approval  of  Parliamentary  Committees, 
there  is  nothing  to  prevent  local  authorities  bargaining  with  companies 
for  an  extension  of  the  period  of  working  beyond  the  usual  21  years. 

Ill— The  Light  Railways  Act,  1896.— This  Act  offers  an 
alternative  procedure  to  Corporations  which  desire  to  obtain  powers  to 
work  their  own  tramways. 

In  applying  it  to  suburban  districts,  however,  a  good  deal  depends 
upon  the  extent  to  which  the  Board  of  Trade  will  go  in  allowing  urban 
application  of  what  is  really  an  Act  intended  to  deal  with  rural  districts. 

It  is  noteworthy,  however,  that  the  Uxbridge  Light  Railway  Order 
of  the  London  United  Tramways  Company  has  established  the 
precedent  that  a  light  railway  may  be  promoted  openly  and  avowedly 
as  an  integral  part  of  a  tramway  system  in  an  urban  district,  to  be  used 
simply  and  solely  as  a  tramway. 

For  the  purposes  of  the  Act,  three  Light  Railway  Commissioners, 
-are  appointed  by  the  Board  of  Trade,  and  after  enquiry  they  may  make 
a  draft  Provisional  Order  for  the  construction  of  a  light  railway,  such 
order  to  be  subsequently  confirmed,  modified,  or  rejected  as  the  case 
may  be  by  the  Board  of  Trade. 

The  Board  of  Trade  must  consider — 

{a)  The  expediency  of  requiring  that  the  proposals  shall  be  submitted 
to  Parliament;  {b)  the  safety  of  the  public,  and  {c)  any  objection 
lodged  against  the  scheme. 
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The  Board  may  require  the  insertion  of  a  clause  empowering  the 
local  authority,  or  authorities,  to  acquire  the  railway,  but  failing  this 
there  is  no  such  protection  for  local  authorities  as  that  contained  in 
Sec.  43  of  the  Tramways  Act,  1890. 

Up  to  the  enrl  of  190 1,  the  Light  Railway  Commissioners  had  approved  of 
164  schemes  under  this  Act,  involving  the  construction  of  79  electric  railways  on 
public  roads,  413  miles  in  length,  at  an  estimated  cost  of  2'3,3'iS,294,  besides  85 
lines,  946  miles  in  length,  to  be  constructed  at  an  estimated  cost  of  ^^5, 446,028 
on  acquired  land,  and  to  be  worked  in  most  cases  by  steam  motive  power. 

Most  of  the  applications  have  been  made  by  private  companies,  notably  the 
British  Electric  Traction  Co.  The  Urban  District  Councils  of  Barking, 
Barrowfield,  Barton,  Dart  ford,  Finchley,  and  Halesowen,  the  Corporations  of 
Doncaster,  Nelson,  and  Southend,  and  the  Middlesex  County  Council,  have 
obtained  powers  to  construct  light  railways.  The  Middlesex  County  Council 
have  agreed  that  the  Metropolitan  Tramway  and  Omnibus  Company,  shall 
purchase  the  lines  of  the  North  Metropolitan  Company  and  reconstruct  them  for 
electric  traction.  These  lines  and  others  in  the  Councils  area  are  to  be  leased 
to  the  Company  till  the  31st  Dec,  1930,  upon  the  following  terms.  After  paying 
6^  per  cent. ,  to  include  interest  on  outlay  and  sinking  fund,  the  balance  of  nett 
profits  is  to  be  divided  so  as  to  give  45  per  cent,  to  the  Council,  and  55  per  cent, 
to  the  Company. 

The  principal  sections  affecting  local  authorities  are  as  follows,  and 
show  that  any  County,  Borough,  or  District  Council  may  construct  and 
work  a  light  railway  by  itself  or  jointly  with  other  Councils. 

An  application  for  an  order  authorizing  a  light  railway  under  this  Act  shall 
be  made  to  the  Light  Railway  Commissioners  and  may  be  made 

{a)  By  the  Council  of  any  County  Borough  or  District  through  which  any  part 

of  the  proposed  railway  is  to  pass. 
(d)  By  any  individual.  Corporation,  or  Company,  or 
{c)  Jointly  by  such  Councils,  individuals,  Corporations,  or  Companies. 

Sec.  3.  (i)  The  Council  of  any  Borough  or  District  may,  if  authorized  by 
an  order  under  this  Act. 

(a)  Undertake  themselves  to  construct  and  work,  or  to  contract  for  the 

construction  of  working  of  the  light  railway  authorized. 
{c)  Join  any  other  Council  or  any  person  or  body  of  persons  in  doing  any  of 

the  things  above  mentioned. 
{d)  Do  any  such  other  Act  incidental  to  any  of  the  things  above  mentioned  as 
may  be  authorized  by  the  order. 
Schedule  I.    The  resolution  approving  of  the  intention  to  make  the  applica- 
tion must  be  passed  at  a  meeting  of  the  Council  after  a  month's  notice  by 
two-thirds  of  the  members  present  and  voting. 

Sec.  17.  (i)  The  Council  of  any  County  Borough  or  district  may  appoint  a 
joint  committee  for  the  purpose  of  any  application  for  an  order  authorizing  a  light 
railway  under  this  Act  or  for  the  joint  construction  or  working  of  a  light  railway, 
or  for  any  other  purpose  in  connection  with  such  a  railway  for  which  it  is 
convenient  that  those  Councils  should  combine. 

Note. — The  Joint  Committee  is  to  be  like  those  authorised  by  the  Local 
Government  Act,  1888,  or  as  in  Schedule  III.  of  the  Act. 

Sec.  16,  provides  that  the  expenses  of  the  local  authority  must  come  from 
the  Borough  Fund.  The  period  of  the  loan  must  not  exceed  60  years,  the 
profits,  if  any,  must  be  applied  in  aid  of  the  Borough  Fund. 

This  Act  gives  powers  of  compulsory  purchase  of  land.  Private 
companies  are  not  subject  to  the  express  power  of  veto  on  the  part  of 
local  authorities,  who  have,  however,  with  landowners  and  railway 
companies,  a  /ocus  standi.  The  period  of  purchase  is  generally  about 
35  years. 
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IV.— What  the  Council  may  do.— By  adopting  the  requisite 
procedure  indicated  in  the  foregoing  summary  of  the  various  Acts 
relating  to  tramways  and  Ught  railways,  Town  or  District  Councils  would 
be  able  to  do  all  or  any  of  the  following  things. 

(a)  Obtain  a  Provisional  Order  to  construct  a  new  tramway  in  their  district. 
{6)  Purchase  any  existing  tramway  in  their  district  at  once  from  a  Company, 
by  agreement,  and  re-construct  or  extend  the  same  in  any  way  deemed 
desirable.  .  . 

(c)  Purchase  an  existing  tramway  by  compulsion  (at  the  price  of  the  matenal) 
after  21  years. 

(rf)  Lease  any  line  or  lines  thus  acquired  to  any  tramway  company. 

(e)  Construct,  equip,  and  work  a  street  railway  from  any  one  part  of  the  town 

to  any  other  part. 

( f)  Obtain  power  to  work  an  existing  tramway  as  a  light  railway. 

GENERAL  INFORMATION  ON  TRAMWAY  TRACTION, 
FINANCE,  AND  OTHER  DETAILS. 

I.— Methods  of  Traction.— The  financial  aspect  of  tramway 
undertakings  has  been  and  is  being  so  completely  revolutionized  by  the 
developments  in  new  methods  of  traction,  that  it  is  important  to  deal 
with  this  subject. 

The  various  modes  of  traction  that  have  been  adopted  in  this 
country  are  horse,  steam,  cable,  gas,  and  electric.  Oil  and  compressed 
air  have  been  tried  experimentally. 

Horse  Traction  has  been  shown  by  past  experience  to  be  unsuitable 
on  account  of  its  Umited  speed,  the  wear  and  tear  of  roads,  fouling  the 
streets,  and  the  cost  of  working. 

Steam  Engines  are  very  costly  and  objectionable  on  account  of 
steam,  weight,  smoke,  dust,  noise,  smell,  and  unsightliness. 

The  Cable  System  is  economical  as  regards  working  expenses,  and  it 
easily  adapts  itself  to  increased  traffic  as  additional  cars  can  easily  be 
attached.  In  Washington,  U.S.A.,  the  cost  of  working  was  about  4^d. 
per  car  mile.  It  is  said,  however,  that  43  per  cent,  of  the  power  is 
absorbed  at  the  outset  in  moving  the  dead  weight  of  the  cable. 

The  disadvantages  are  the  speed  of  every  car  being  limited  to  the 
same  number  of  miles  per  hour,  whether  in  a  crowded  thoroughfare  or 
on  a  quiet  road  ;  if  a  car  loses  time  it  cannot  make  it  up  ;  if  it  has  to 
move  more  slowly,  the  gripper  wears  the  cable  by  slipping  on  it ;  a  car 
cannot  be  reversed  and  run  back ;  the  whole  service  is  stopped  in  case 
of  a  breakdown.  It  is  possible,  however,  to  have  varying  rates  of 
speed  on  different  sections  by  "  speeding  "  the  cable  with  smaller  pulleys 
in  country' districts.  The  initial  cost  of  construction  in  Edinburgh  was 
about  1,000  per  mile  of  single  track,  and  the  cost  of  working  about 
5^d.  per  car  mile. 

Oil  has  been  tried  experimentally  but  has  met  with  no  success. 

Compressed  Air  is  being  tried  on  trams  in  Paris,  Berne,  and  Lyons, 
but  it  is  not  a  financial  success  at  present.  In  New  York  it  costs  more 
to  instal  than  electric  overhead,  and  the  cost  of  working  is  id.  per  mile 
more  than  the  electric  conduct. 
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Gas  has  been  tried  on  the  St.  Anne's  and  Lytham  Tramway, 
Ordi  nary  coal  gas  is  compressed  and  stored  in  two  gas  receivers  for  use 
in  an  Otto  gas  engine. 

The  disadvantages  are — 

1.  Delay  in  attaining  full  speed  and  also  in  stopping. 

2.  The  vibration  of  the  cars. 

3.  The  liability  of  smell  from  the  exhaust. 

4.  Slow  speed  at  and  special  apparatus  needed  for  steep  gradients. 

5.  It  is  more  costly  than  the  electric  overhead  system. 

The  systems  of  electric  traction  which  have  been  experimented 
with  are — 

{a)  The  Overhead,  consisting  of  overhead  cables,  suspended  by 
means  of  double  or  single  brackets  on  poles  in  the  centre  or  at  the  side 
of  the  roads.  Contact  is  made  with  the  cable  by  means  of  a  trolley 
pole  on  the  top  of  the  motor  car. 

The  advantages  are  that  it  is  in  its  fully  matured  state,  and  is 
unquestionably  successful  from  a  financial  point  of  view ;  the  cars  are 
capable  of  ascending  steep  gradients  ;  they  can  run  slowly  or  quickly, 
backwards  or  forwards,  and  accidents  to  the  wires  can  be  quickly 
repaired. 

The  disadvantages  are,  the  obstruction  and  disfigurement  of  the 
streets  by  the  wires,  although  the  advocates  of  the  system  claim  that 
these  objections  are  more  fanciful  than  real.  This  is  the  system  which 
is  being  adopted  in  most  recent  installations  both  here  and  in  America 
and  on  the  Continent.  The  cost  is  about  ^^i  1,000  per  mile  of  single 
track. 

{b)  The  Closed  Conduit  or  Surface  Contact  System,  the  principle  of 
which  is  the  putting  temporarily  in  circuit  by  means  of  some  electro- 
magnetic device,  either  knobs,  plates,  or  short  lengths  of  surface  rail, 
slightly  raised  above  the  level  of  the  paving.  The  conductors  are  led 
through  an  underground  channel  into  junction  boxes  placed  at  short 
intervals  along  the  track. 

It  has  been  constructed  at  the  rate  of  ;!^9,5oo  per  mile  of  single  line. 

The  objections  to  it  are  the  interference  with  underground  pipes  and 
services,  the  leakage  of  the  electric  current,  the  difficulty  of  ensuring  a 
proper  contact  when  the  road  is  covered  with  water,  dirt,  or  snow,  the 
projection  of  studs  on  the  roadway,  and  the  noisy  rattle  of  the  skates. 

It  is  being  experimented  with  in  Paris,  New  York,  Monte  Carlo, 
Wolverhampton,  and  other  towns. 

{c)  The  Open  Conduit  System,  consisting  of  a  slot  in  a  third  rail  in 
the  centre  of  the  track  or  in  a  groove  in  or  alongside  one  of  the  tram 
rails,  through  which  the  collecting  rod  attached  to  the  undergear  of  the 
car  makes  connection  with  the  insulated  conductor  in  the  conduit.  The 
conduct  is  2ft.  and  upwards  in  depth,  and  the  slot  about  fin.  wide. 
Some  of  the  open  conduits  contain  both  the  positive  and  negative 
conductors,  and  others  contain  only  the  outgoing  current  conductor, 
while  the  return  ismade  by  the  rails,  which  are  bonded. 
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The  cost,  in  London,  is  about  ;^2o,ooo  per  mile  of  single  track. 

Most  of  the  objections  urged  against  the  closed  conduit  apply  to 
this,  and  much  inconvenience  is  caused  by  sand  and  wet  getting  into 
the  slot.  Repairs  are  difficult,  and  take  so  long  that  the  traffic  is 
disorganised.  Cleaning  at  New  York  cost  ^100  per  mile,  per  annum. 
One  unit  per  car  mile  was  found  sufficient  for  power  and  per  car 
mile  was  needed  for  repairs. 

The  Corporation  of^cers  of  Blackpool,  where  it  has  been  tried,  do 
not  recommend  it,  but  the  London  County  Council  have  decided  to 
adopt  it  on  their  South  London  system.  On  the  other  hand,  they  have 
sanctioned  the  Overhead  System  in  East  London,  owing  to  the  probable 
great  cost  of  installing  the  conduit  on  account  of  the  nature  of  the. 
roadway. 

Other  varieties  of  it  have  been  tried  in  Buda-Pesth,  Berlin,  Brussels,, 
New  York,  and  Chicago.  Many  towns,  such  as  Nice,  use  the  Conduit 
System  for  central  districts,  but  adapt  the  cars  to  the  Overhead  System 
towards  the  outskirts. 

(d)  The  Acciimtdator  System.  This  is  generally  admitted  to  be  the 
ideal  one  if  the  question  of  cost  is  left  entirely  out  of  consideration.  It 
involves  carrying  the  necessary  power  stored  up  in  the  cars  by  means^  of 
storage  batteries,  so  that  if  one  car  fails  it  is  simply  put  out  of  service, 
without  interfering  with  the  others. 

It  is,  however,  only  in  its  development  stage,  and  although  accumu- 
lators go  on  improving,  it  is  at  present  more  costly  than  other  systems 
of  electric  traction.  It  is  in  use,  either  jointly  with  the  overhead 
system— when  the  average  cost  is  about  i^d.  per  car  mile  for  power 
alone— or  by  itself  in  BerUn,  Dresden,  Hanover,  Pans,  and  Ostend. 
It  has  been  tried  at  Birmingham  and  found  too  costly,  although  its 
advocates  say  the  test  was  not  under  proper  conditions.  The  cost  of 
working  has  been  about  lo^d.  per  car  mile.  Bearing  in  mind,  however, 
that  accumulators  are  only  in  their  infancy  as  a  means  of  electric 
traction  on  a  commercial  basis,  it  is  not  unreasonable  to  hope  that  the 
difficulties  of  excessive  weight,  short  lived  cells,  cost  of  installation, 
handling  of  the  batteries,  and  upkeep,  will  one  day  be  overcome. 

The  Following  Analysis  of  the  Cost  of  Various  Methods 
of  Traction  is  borne  out  by  American  and  Continental  experience, 
except  that  the  cost  of  electric  traction  is  even  less. 

Cost  per  car  mile    Cost  per  car  mile     Cost  per  car  mile 
Steam  Tramw'y.    Horse  Tramw'y.    Electric  Tramw'y- 


Dudley  &  Stourbridge    12.40                —  6.24 

Leeds        -  -  10.41  10-29  6.63 

Huddersfield  -  i4-oo                —  7-9° 

Dundee     -  -  12.93                —  7-oo 

London  United  -  —  8.00  5.50 

Aberdeen  -  -  —  8.80  6.14 

Glasgow     -  -  —  8.80  5.29 

Sheffield     -  .  —  12.00  7.23 

Nottingham  -  —  9-SS  6.01 

Southampton  -  —  8.40  8.07 

Liverpool  -  -  —  9-83  7-^3 
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Rapid  Growth  of  Electric  Tramways. — In  1890  there  were 
only  160  tramways  in  existence,  with  about  1,000  miles  of  route,  and 
carrying  526  millions  of  passengers.  In  1895,  when  horse  and 
steam  traction  still  held  the  field,  the  route  mileage  had  increased  by 
only  34  miles,  and  the  number  of  passengers  only  reached  650  millions 
per  annum.  After  this  year,  however,  the  substitution  of  electric 
overhead  traction  for  horse  traction  began,  and  progress  soon  became 
rapid. 

At  the  end  of  June,  1901,  there  was  a  total  open  mileage  of  1,305 
miles,  and  the  passengers  numbered  just  1,200  millions.  The  number 
of  undertakings  then  had  reached  213,  of  which  99,  extending  to  689 
miles  were  under  local  authorities  control,  and  114,  of  615  miles,  were 
in  the  hands  of  companies.  Of  the  municipal  tramway  undertakings, 
three-fourths  were  under  Town  Councils,  and  one-fourth  under  Urban 
District  Councils. 

This  rate  of  increase  in  mileage  coincides  with  the  use  of  electric 
traction,  which  is  cheaper,  quicker,  and  more  efficient  than  any  other 
form  of  traction.  In  1890  there  were  no  electric  tramways  in  Great 
Britain,  and  although  there  were  experiments  in  I^eds  and  South 
Staffordshire,  it  was  not  until  the  opening  of  the  Bristol  Electric 
Tramways  in  1895  that  the  new  era  began  in  earnest.  In  the  words  of 
Mr.  J.  Clifton  Robinson,  C.E.,  who  was  mainly  responsible  for  its 
conception  and  construction. 

This  first  example  of  an  electric  tramway  in  a  city,  formed  a  standard  for 
future  guidance.  It  proved  conclusively  that  a  district  could  be  opened  up  under 
electric  traction,  which,  with  only  horse  power  available,  must,  owing  to  its 
gradients,  have  remained  without  a  tramway.  It  proved  further  that  lines  so 
radiating  from  a  common  centre,  passing  through  and  to  scantily  populated 
districts  are  electrically  and  commercially  successful,  and  that  those  sparseley 
inhabited  districts  immediately  began  to  grow  in  population,  rateable  value,  and 
prosperity. 

The  same  capable  and  enterprising  gentleman  constructed  and 
opened  the  DubUn  Southern  Electric  Tramways  in  1896,  and  the 
Tees-side  lines  (the  Stockton,  Middlesbrough,  and  Thornaby  Tramways) 
in  1898. 

Improved  Travelling  Facilities  Create  Traffic— As  an 

example  of  the  way  in  which  improved  facilities  for  travel  create  traffic, 
it  may  be  mentioned  that  whereas  the  old  Tees-side  lines  only  carried 
one  million  passengers  a  year,  the  new  electric  system  carried  eight 
miUion  passengers  in  the  first  year,  and  caused  the  gradual  disappearance 
of  the  Wilderness  —  a  bit  of  waste  land  between  Thornaby  and 
Middlesbrough  —  over  which  streets  and  houses  are  springing  up  in 
large  numbers. 

Perhaps  no  better  instance  of  the  extraordinary  development  of 
passenger  traffic  on  tramways,  by  the  change  from  horse  to  electrical 
traction,  can  be  advanced  than  that  of  the  London  United  Co. 

These  lines  serve  the  Western  districts  of  London,  radiating  from 
Hammersmith  Broadway  and  Shepherd's  Bush  to  Southall,  Hounslow, 
Richmond,  and  through  the  Thames  Valley  to  Hampton  Court, 
Kingston,  Surbiton,  Wimbledon,  etc. 
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The  construction  of  these  Hnes  was  carried  out  by  the  Company's 
staff  under  Mr.  J.  CUfton  Robinson,  as  engineer  in  chief. 

In  1897  the  Company  was  operating  about  nine  miles  of  tramway 
under  horse  haulage,  and  carried  an  average  of  8,000,000  passengers. 
These  lines  were  then  converted  to  the  Overhead  Trolley  System  of 
Electric  Traction,  and  when  the  Company  were  before  Parliamerit 
under  Sir  John  Kennaway's  Committee  in  June  1898,  in  respect  to  their 
proposed  extensions  to  Hounslow  and  Hanwell,  Mr.  Clifton  Robinson 
was  asked  to  estimate  the  probable  increase  of  passengers.  He  put  it 
at  25,000,000.  The  first  year's  working  showed  that  36,000,000  of 
passengers  had  been  carried. 

In  the  record  week  of  last  year  (1902)  the  Company  carried 
1,025,000  passengers,  63,000  of  which  were  workmen  travelling  at  a 
rate  of  less  than  ^d.  per  mile. 

Over  the  22  miles  of  Une  now  in  operation,  the  Company  is  carrying 
an  average  of  some  40  miUions  of  passengers  a  year,  which  number  will, 
it  is  expected,  be  further  augmented  to  80  or  100  millions  when  the 
lines  are  opened  to  Hampton  Court  at  Easter  next  (1903). 

When  the  whole  of  the  system  for  which  the  Company  has 
parliamentary  powers,  and  which  are  now  under  construction,  are 
completed — about  80  route  miles  of  line — the  passenger  trafific  will 
represent  the  enormous  figure  of  something  like  200  millions  a  year. 

Similarly  in  the  case  of  the  English  Municipal  Tramways.  Bradford, 
with  50  per  cent,  increased  mileage,  showed  100  per  cent,  increase  in 
passengers.  Glasgow,  with  doubled  mileage,  showed  nearly  treble  the 
number  of  passengers,  or  an  increase  from  57  millions  to  155  millions 
in  eight  years.  Halifax,  which  averaged  40,000  passengers  per  annum 
for  each  mile  of  track  when  there  were  only  6f  miles,  now  averages 
48,000  passengers  for  each  of  27I  miles  of  track.  Sheffield,  with  18 
miles  of  track,  had  9^  million  passengers,  but  with  49  miles  of  track, 
there  are  just  49  million  passengers. 

TRAMWAYS  OWNED  BY  MUNICIPALITIES. 

It  appears  that  more  than  half  the  total  mileage  of  tramways  in  this 
country  has  been  constructed  and  is  owned  by  the  local  authorities,  and 
this  proportion  is  steadily  increasing,  owing  to  the  general  tendency  on 
the  part  of  local  authorities  to  start  new  tramways,  or  at  the  expiration 
of  the  statutory  period  of  21  years,  to  purchase  the  tramway  undertakings 
from  the  various  companies  in  towns  where  there  has  been  a  system  not 
under  municipal  ownership. 

There  were  in  1897  forty-two  local  authorities  owning  tramways, 
nearly  all  horse  lines,  and  leased  to  operating  companies.  Under  the 
system  of  leases,  in  addition  to  the  rental  paid  for  the  line,  attempts 
were  made  to  secure  favourable  conditions  for  the  people  as  to  fares, 
workmen's  cars,  school  children's  privileges,  and  the  construction  of 
necessary  lines  for  the  public  convenience  in  certain  streets  where  they 
would  not  have  been  put  had  it  been  a  matter  of  the  Company's  profits 
alone.  Most  of  the  large  towns,  however,  on  the  expiration  of  the 
various  leases  and  terms,  have  obtained  local  acts,  so  as  to  work  the 
lines  themselves. 
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The  following  financial  details  of  these  schemes  may  be  useful : 

Capital  Expenditure  has  varied  considerably,  according  to  the 
kind  of  track,  the  system  of  traction,  and  the  cost  of  street  improve- 
ments. It  is  important  to  bear  in  mind  that  in  some  cases  the  mileage 
of  single  track  represents,  to  a  great  extent,  the  route  mileage  as  well, 
where  the  trams  are  run  on  single  lines  with  passing  places.  If  this  is 
not  taken  into  account,  erroneous  conclusions  may  be  drawn. 

The  3ft.  6in.  narrow  gauge  tramways  at  Dover  (three  miles),  cost 
about  ;^ro,ooo  per  mile  to  establish,  without  the  electric  power  station, 
estimated  at  2,000.  The  average  inclusive  capital  outlay  per  mile 
of  single  track  in  the  case  of  eight  companies,  with  a  mileage  of  250 
miles,  on  the  4ft.  8^in.  gauge,  was  1,600  per  mile,  varying,  however, 
from  ;,^6,ooo  per  mile  in  country  districts,  to  6,000  per  mile  in  urban 
districts,  where  much  wood  paving  and  street  widening  had  to  be  done. 

In  the  case  of  1 2  municipal  tramways,  for  which  there  are  complete 
returns,  the  inclusive  capital  outlay  has  varied  from  0,000  to 
;;^20,ooo,  and  has  averaged  ;^i5,ooo  for  each  mile  of  single  track  with 
4ft.  S^in.  gauge,  on  the  overhead  electric  system.  The  total  capital 
expended  on  400  miles  of  track  was  about  ^6,000,000.  These  towns 
are  still  extending  their  lines,  but  at  present  (Xmas  1902)  they  have  400 
miles  of  single  track  tramway  for  a  population  of  3,000,000. 

The  Proportion  of  Track  Mileage  to  Population  varies 
from  i-3,oooth  to  i-i  2,000th,  and  averages  1-7, 500th.  It  is  interesting 
to  compare  these  proportions  with  those  in  other  countries,  where  the 
proportions  of  tramway  mileage  to  population  are  as  follows  : — 

Philadelphia,  one  to  4,158;  Chicago,  one  to  4,211;  Hanover, 
one  to  5,020  ;  New  York,  one  to  6,467. 

In  America  there  are  over  15,000  miles  of  electric  tramways,  or 
twelve  times  the  total  tramway  mileage  in  Great  Britain. 

It  is  also  interesting  to  notice  how  this  increased  mileage,  with  a 
more  frequent  service,  created  new  traffic  to  a  more  than  proportionate 
extent.  Thus  the  increase  of  traffic  following  upon  the  introduction  of 
electric  traction  was  as  follows: — Toronto,  118  per  cent.;  Brooklyn, 
100  per  cent.  ;  Pittsburg,  95  per  cent. ;  Washington,  80  per  cent. 

Long  distances  may  be  travelled  in  America  for  low  fares,  varying 
from  10  to  18  miles,  and  averaging  13  miles  for  2^d.'in  the  case  of  the 
12  largest  cities.  In  spite  of,  or  rather  because  of  these  facilities  for 
cheap  travel,  the  lines  are  very  profitable,  as  the  following  figures  show. 

Length  of  Profit 
Population  in     Tramways.  Earned. 
Town.  round  figures.        Miles.  £ 

Toronto  -        200,000  40  99,000 

Montreal  -        300,000  50  125,000 

Boston  (U.S.A.)-        300,000  330  360,000 

Philadelphia      -      1,200,000  400  1,000,000 

Profitable  Nature  of  Electric  Tramways.— When  we  examine 
the  annual  returns  of  British  Municipal  Tramways,  we  find  that  they 
also  are  very  profitable.    Receipts  in  respect  of  400  miles  of  single 


PROFITABLE  NATURE  OF  ELECTRIC  TRAMWAYS. 


1901-2      inis  vaneu  iium  x^i,^^^  >.w   i  

and  averaged  £3^5°  per  mile- 
Working  expenses  amounted  to  ;^{;865,ooo,  varying  from 
to       520,  or  an  average  of  ;^2,i6o  per  mile  of  single  track. 


In  considering  traffic  records  and  details  of  receipts  and  working 
expenses,  it  is  customary  to  measure  everything  as  being  so  much  per 
car  mile,  i.e.,  for  each  mile  run  by  the  cars. 

Details  of  Traffic  Receipts  and  Working  Expenses— 
The  total  number  of  car  miles  run  on  the  400  miles  of  single  track 
above  referred  to,  was  about  33  millions,  or  82,500  car  miles  for  each 
mile  of  single  track. 

The  total  number  of  passengers  carried  wa?  over  360  millions,  or  an 
average  of  900,000  per  annum  for  each  mile  of  single  track. 

The  average  number  of  passengers  per  car  mile  was  about  11, 
varying  from  7.90  at  Huddersfield,  to  14.50  at  East  Ham. 

The  number  of  passengers  on  municipal  tramways  carried  in  a  year, 
averaged  120  times  the  population,  varying  from  56  times  the  population 
at  Dundee  to  155  times  the  population  in  the  Glasgow  district,  which 
for  this  purpose  is  estimated  at  1,000,000.  The  traffic  receipts  per  car 
mile  varied  from  g^d.  at  Hull  to  is.  id.  at  Blackpool,  and  averaged  i  id. 

The  traffic  receipts  per  passenger  varied  from  o.6gd.  at  East  Ham  to 
1. 7 1  at  Blackpool,  and  averaged  id. 

The  working  expenses  per  car  mile  varied  from  5.o9d.  at  Glasgow, 
to  9.68  at  Halifax,  and  averaged  6jd, 

The  working  expenses  per  passenger  varied  from  o.4id.  at  Glasgow, 
to  1. 1  yd.  at  Blackpool,  and  averaged  o.6d. 

The  number  of  units  of  electricity  used  per  car  mile  varied  from 
0.88  at  Glasgow  to  1.73  at  Halifax,  and  averaged  1.06. 

The  power  cost  per  car  mile  varied  from  o.6od.  at  Glasgow,  to  3.82d. 
at  Aberdeen,  and  averaged  in  other  cases  about  i^d.  per  car  mile.  The 
high  power  costs  were  in  those  cases  where  the  energy  was  purchased. 

The  traffic  costs,  in  the  shape  of  wages  of  drivers,  conductors,  etc., 
varied  from  2.2  7d.  at  Hull,  to  3.47^-  at  East  Ham,  and  averaged 
about  3d. 

The  cost  of  maintenance  and  renewals  per  car  mile,  varied  from 
0.2 id.  at  Southport  to  1.9 id.  at  Blackpool,  and  averaged  id. 

Management  expenses  varied  from  o.66d.  at  Sunderland  to  i.44d. 
at  Halifax,  and  averaged  about  |d.  per  car  mile. 

Interest  and  sinking  fund  charges  averaged  about  2^d.  per  car  mile. 


L 
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ANALYSIS  OF  MUNICIPAL  TRAMWAY  ACCOUNTS. 


As  a  basis  for  a  rough  and  ready  estimate  of  the  cost  of  installing 
and  working  a  municipal  electric  tramway  system  in  towns  of  various 
sizes,  the  following  analysis  of  the  returns  for  1901-2  may  be  useful. 

Municipal  Tramways.    Capital,  Outlay,  Receipts,  and  Expenses. 


ToMm. 


Aberdeen 

Blackpool 

Bolton 

Bradford  - 

Dover 

Dundee  - 

East  Ham 

Glasgow  - 

Halifax 

Huddersfield 

Hull 

Leeds 

Liverpool - 

Sheffield  - 

Southampton 

Southport 

Sunderland 


Population 


Capital 
Outlay. 


143,722 
48,000 

168,205 

279,809 
41,782 

162,100 
96,000 

735.906 

104,933 
95.008 

240,739 
428,593 
686,332 
410,120 
104,911 
48,083 
146,828 


229,520 
214,100 
399,149 
581,538 

38.350 
232,213 

82,979 
2,041,036 
275,680 
384,794 

310,551 
898,454 

1,749,428 

150,608 
103,500 
223,541 


Length  of 

Car  Miles 

Single 

Traffic 

Track 

Run. 

Receipts. 

Miles. 

19.25 

794,641 

.37,931 

15-57 

758,363 

41,818 

33-00 

1,705,580 

77,274 

49.00 

1,401,873 

70,214 

4-50 

270,533 

11,863 

20.32 

752,814 
365,305 

35,874 

7.52 

20,000 

103-53 

",935,099 

614,413 

33-00 

1,063,764 

54,969 

32.00 

1,001,933 
2,218,696 
4,726,043 

49,008 

19.04 

88,502 

71-75 

224,294 

93.00 

10,970,063 

474.508 

49.00 

3,525.999 

175,575 

14.00 

854,457 

45,168 

10.00 

389,827 

16,018 

17.18 

1,170,207 

57.307 

Working 
Expense*. 
£ 


26,577 
28,260 
50,188 
48,436 
8,796 
24,042 
14,000 

263,220 
42,916 
32,425 
47,027 

143,150 

327,451 
106,299 

28,735 
9,544 
30,719 


Municipal  Tramways.    Details  of  Working  and  Proportionate 

Receipts  and  Expenses. 


Number  of 
times  population 
carried  in  a  year. 

Number  of 
passengers  per 
car  mile. 

Working  ex- 
penses per 
car  mile 

TrafiSc  receipts 
per  car  mile. 

TraflSc  receipts 
per  passenger. 

Costs  per 
passenger. 

Number  of  units 
used  per  mile. 

Power  costs  per 
car  mile. 

d. 

d. 

d. 

Aberdeen  - 

59 

it-45 

8.03 

II. 19 

0.98 

OJO 

0.93 

3- 82 

Blackpool  - 

123 

7.66 

8.94 

13. 10 

I.71 

1. 17 

1.06 

2.51 

Bolton 

72 

9.28 

7.06 

10.87 

I.17 

0.76 

1. 17 

1.92 

Brad  ford  - 

8.29 

12.02 

Dover 

69 

10.80 

7.80 

10.53 

0.98 

0.72 

Dundee 

56 

12.00 

7.00 

II. 01 

0.95 

0.60 

1.44 

2.16 

East  Ham  - 

70 

14.50 

7.20 

9-94 

0.69 

0.50 

0.98 

2.21 

Glasgow 

155 

13.01 

5.29 

II. 71 

0.90 

0.41 

0.88 

0.53 

Halifax 

126 

12.38 

9.68 

12.38 

1. 00 

0.78 

1-73 

3.67 

Huddersfield 

82 

7.90 

7.90 

11.72 

1.48 

1. 00 

Hull 

87 

9-49 

5-09 

9-49 

1. 00 

0.54 

0.89 

0.88 

Leeds 

113 

10.30 

6.63 

1 1. 10 

1.08 

0.64 

Liverpool  - 

148 

9.22 

7-13 

10.26 

1. 1 1 

0.77 

1.27 

2.20 

Sheffield  - 

109 

12.80 

7.23 

11.82 

0.92 

0.57 

Southampton 

73 

9.00 

8.07 

12.69 

I.4I 

0.89 

Southport  . 

69 

8.51 

5.78 

9.62 

I.I3 

0.68 

r.05 

I.7S 

Sunderland 

93 

11.62 

6.30 

11.53 

0.99 

0.54 

1.05 

2.15 

EXPERT  ESTIMATES  OF  TRAMWAY  WORKING  EXPENSES.  235 

Working  Expenses  of  large  and  Successful  Private 
Und^rtakings.-It  is  interesting  to  compare  the  returns  in  the  last 
table  with  thofe  of  great  private  undertakings,  as  estimated  by  two  of 
the  most  capable  traffic  experts  m  the  world. 

Mr.  J.  Clifton  Robinson,  Managing  director  of  the  London  United 
Tramways,  says  : — 

"Broadly  speaking  it  may  be  said  that  the  cost  of  operation  of  a 
high  class  electrical  line  amounts  to  sd.  per  car  mile  as  follows  :— 

d. 

Power  House  Expenses,  Salary,  Wages,  etc.  •••  o-773 

Traffic  Expenses,  Superintendence,  Wages,  Uniforms, 

Stores,  Tickets,  Compensation,  etc.   ...  •••  2.503 

Maintenance  and  Renewal  of  Power  House,  Perma- 
nent Way,  Line  Equipment  ...  •••  i-°°9 

Local  Rates  and  Taxes  •••  •••  •••  '7^5 

5.000 

The  quantity  of  electric  current  used  is  about  1.046  Board  of  Trade 
units  per  car  mile,  and  it  costs  .903  per  unit  to  produce. 

Mr.  Vreeland,  Manager  of  the  Metropolitan  Street  Railway,  of  New 
York,  gives  the  following  estimates  : —  


Mileage  ... 

Receipts  per  car  mile 
Working  Expenses  do. 

Nett  earnings  do  

Proportion  of  Operating  Expenses  to  Gross 
Receipts 

Detailed  Expenses  per  car  mile. 

Power 

Traffic  Expenses  ... 

General    ...  ...  •  •  ll: 


Cable. 

Electric. 

Horse. 

Per  cent. 

Per  cent. 

Per  cent. 

27.4 

39-1 

33-7 

d. 

d. 

d. 

16.65 

13.00 

14.40 

8.75 

5.00 

8.95 

7.85 

7.95 

5-45 

52.7 

38.6 

62.1 

I. op 

0.65 

3-45 

3-95 

3.20 

4.10 

0.70 

0.45 

.80 

IMPROVED  RAILWAY  SERVICE  NECESSARY  IN  LONDON 
AND  OTHER  VERY  LARGE  CENTRES. 

In  the  case  of  London  and  one  or  two  other  large  cities,  tramways 
alone  will  be  quite  inadequate,  because  the  distances  to  be  covered 
require  a  more  rapid  means  of  locomotion  than  can  be  supplied  by 
tramcars  running  through  the  ordinary  streets.  Hence  it  will  be 
necessary  to  look  to  existing  and  contemplated  railways  to  carry  the 
masses  of  the  people  in  and  out  of  London,  leaving  the  tramways  to 
act  as  feeders  for  the  comparatively  local  collection  or  dispersion  of  the 
traffic  from  the  various  railway  stations. 
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SUCCESSFUL  WORKING  OF  TUBE  RAILWAYS. 


Apart  altogether  from  the  practical  difficulties  in  the  way  of  many 
companies,  which  prevent  the  further  multiplication  of  a  purely 
"workmen's  train"  service,  it  is  found  that  nothing  but  effective 
competition  has  been  able  to  rouse  the  older  railway  companies  to 
introduce  rational  reforms,  however  much  overdue  and  obviously 
necessary,  into  their  surburban  train  service. 

Electric  Traction  on  Suburban  and  City  Railways.— 

The  establishment  of  light  railways  and  tramways  in  the  suburbs  served 
by  their  lines,  has,  up  to  the  present,  only  been  met  by  determined  but 
futile  attempts  to  prevent  the  passing  of  the  parliamentary  bills 
authorising  their  further  construction  or  development;  but  with  the 
continuous  growth  of  such  lines,  and  the  successful  working  of  the  new 
underground  deep  level  electric  tube  railways,  which  have  recently 
become  such  a  feature  of  London's  travelling  facilities  for  locomotion, 
carrying  ordinary  passengers  over  six  miles  for  2d.,  the  existing 
companies  are  getting  alarmed,  and  are  seriously  thinking  of  making 
substantial  concessions  to  the  demands  of  the  public. 

The  L.B.  &  S.C.R.,  the  G.E.R.,  and  the  South  Coast  Railway 
Companies  are  seeking  powers  this  (1903)  session  to  electrify  their 
suburban  lines. 

Electric  Tube  Railways. — There  are  1 5I  miles  of  electric  tube 
railways  in  operation  in  London,  and  there  are  36 J  route  miles 
authorized  and  under  construction.  The  returns  for  a  half  year  show 
that  the  financial  position  of  those  now  working  is  as  follows  : — 


Railway. 

Route 
Miles. 

Capital 
Outlay. 

Passengers. 

Receipts. 

Dividends 
on  Capital. 

City  and  South 

£ 

London 

2,325,897 

9,192,120 

76,544 

4  p.c. 

Central  London 

3,643,103 

22,897,334 

185,118 

4  p.c. 

Waterloo  and 

City  - 

605,000 

4,429,926 

33,407 

3  p.c. 

and  1,197 

season 

tickets. 

The  working  expenses  of  the  City  and  South  London  were  44  per 
cent,  of  the  receipts  during  the  last  half  of  1902,  and  the  passengers 
increased  by  2,768,820. 


On  each  line  the  average  fare  per  ordinary  passenger  was  2d.,  but 
while  this  represented  a  very  short  journey  on  the  Waterloo  and  City, 
and  a  short  journey  on  the  City  and  South  London,  it  is  the  maximum 
fare  for  6|  miles  on  the  Central  London,  where  workmen  may  travel  the 
whole  distance  tor  id.  each  way.  The  working  expenses  on  the 
Central  London  Railway  amounted  to  53  per  cent,  of  the  receipts,  and 
were  equal  to  1.63d.  per  passenger,  or  34.43d.  per  train  mile.  The 


NEW  UNDERGROUND  RAILWAY  SCHEMES. 


iVilS. 

3 

2,080,000 

2,368,000 

2f 

i,333>o°° 

4^ 

1,600,000 

6i 

3,200,000 

4i 

2,000,000 

4i 

1,200,000 

line  is  provided  with  32  locomotives  and  168  cars,  and  each  tram 
accommodates  288  passengers.  Here  again  the  last  half  year  of  1902 
shews  an  increase  of  1,623,126  passengers,  the  average  bemg  121,879 
ordinary  passengers  per  day. 

In  addition  to  the  above  lines,  there  are  the  following  tube  railways. 

(1)  Under  Construction- 

Baker  Street  and  Waterloo 
Great  Northern  and  City  -       -       -  - 
Charing  Cross,  Euston,  and  Hampstead  - 

(2)  Authorized — 

Brorapton  and  Piccadilly  -       -       -  - 
District  Railway  Deep  Level 
Great  Northern  and  Strand 
North  West  London         -       -       -  " 
City  and  Brixton 
(This  will  be  the  cheapest  tube  line  yet  constructed). 

{3)  Proposed— 

City  and  North  Eastern  to  Waltham  Abbey. 
Deep  Level  District  Extension  to  Stepney  and  Hammersmith. 
Brompton  and  Piccadilly  Extension  to  Shepherds  Bush  and  City. 
Central  London  Extension  to  Hammersmith  and  City  completing 
the  circle. 

Paddington,  Victoria,  and  Kensington. 

North  West  London,  Marble  Arch,  to  Victoria. 

Marble  Arch  to  Clapham  Junction. 

City  and  South  London  Extension,  Islington  to  St.  Pancras. 
Great  Northern  and  City  and  Piccadilly  and  Brompton  Extension. 
Combined  Train  and  Tram  Transit  Scheme.-The  Metro- 
nolitlnTnd  the  District  Railways  have  already  taken  practical  steps  to 
eSy  the  whole  of  their  system  during  the  coming  year,  and  have 
reduced  heir  fares,  so  that  it  is  possible  for  ordinary  passengers,  not 
only  to  t  avel  for  sd.  return  from  the  extreme  West  of  London  to  the 
Sty,  but  also  to  go  beyond  the  county  boundary  to  places  like  Ealing, 
a  distance  of  11  or  more  miles  for  gd.  return. 

This  reduction  of  fares  has  been  of  great  benefit  to  the  Companies 
themselves,  both  of  them  having  just  declared  higher  dividends  in 
consequence  of  increased  traffic.  The  Chairman  of  the  Metropolitan 
Railway,  in  presenting  the  accounts  for  the  last  half  year,  said  : 

It  might  naturally  have  been  expected  that  when  ^hese  reductions  were  made 
they  would  have  seen  at  first  some  diminution  in  the.r  general  traffic  receipts,  but  m 
no  single  instance  had  such  a  reduction  occurred.  The  increases  had  been  con  inuous 
and  they  had  not  only  enabled  the  directors  to  pay  i  per  cent,  more  dividend  than  on 
•the  corresponding  half  year,  but  also  (i)  To  carry  forward  ^21,637  to  the  current  half 
vear  •  (2)  To  clear  off  certain  outstanding  accounts  hitherto  in  suspense,  and  (3)  To 
make  permanent  improvements  at  the  stations  without  adding  to  capital  account. 


RAILWAY  AND  TRAMWAY  KXPhRIMENTS. 

Another  valuable  step  has  been  the  conclusion  of  an  arrangement 
whereby  these  railways  will  have  through  communication  with 
through  bookings  at  similarly  cheap  fares  from  all  parts  of  their  extensive 
system  with  corresponding  services— in  connection  with  the  compre- 
hensive network  of  tramways  established  by  Mr.  Clifton  Robinson  and 
his  colleagues  of  the  London  United  Tramways  Company  throughout 
the  outer  western  and  south-western  suburbs  of  London.  This  great, 
combined  undertaking  is  interesting  because  it  carries  out  to  a  very 
great  extent,  under  one  administration,  the  recommendation  of  the 
Joint  Parliamentary  Committee  of  both  Houses,  which  in  1901 
investigated  the  whole  question  of  London  tube  railways  and  travelling 
facilities.    The  Committee  said  : — 

"  Underground  railways  in  London  and  its  immediate  suburbs — 
from  the  termini  of  which  passengers  could  for  the  present  proceed  by 
electric  surface  tramways — appear  to  be  the  best  mode  of  dealing  with 
the  present  traffic,  and  the  probable  requirements  of  an  increasing 
population." 

From  the  latest  figures  issued,  it  appears  that  the  District  Railway 
will  carry  passengers  7.75  miles  from  Hammersmith  to  the  City  for  3d., 
an  average  of  2.58  miles  per  id.,  or  o.4od.  per  mile.  The  tramways 
will  carry  passengers  from  Uxbridge  and  intermediate  stations  to 
Hammersmith,  a  maximum  distance  of  13.49  miles  for  6d.,  and  an 
average  rate  of  2.02  miles  for  id.,  or  o.49d.  per  mile.  The  fares  for 
through  journeys  up  to  a  maximum  distance  of  21.24  miles,  on  the 
combined  train  and  tram,  average  2.29  miles  for  id.,  or  o.44d.  per  mile. 

Shallow  Underground  Tramways. — The  London  County 
Council  have  asked  for  powers  to  construct  an  underground  tramway 
from  Westminster  Bridge  through  the  New  Street  to  Holborn,  and  up 
an  incline  to  the  terminus  of  the  Council's  northern  tramway  system. 
The  trams  will  run  under  the  centre  of  the  roads  in  all  cases,  and  the 
pavement  space  on  each  side  will  be  occupied  by  the  subways  for  pipes, 
mains,  etc.  The  cost  of  the  scheme  is  estimated  at  ;^282,ooo  but  only 
the  portion  from  the  Strand  to  Theobald's  Road  has  been  sanctioned. 

Two  New  Railway  Experiments. — Among  recent  ingenious 
schemes  for  improved  transit,  may  be  mentioned  the  Behr  Mono  Rail 
for  rapid  transit,  and  the  North  Eastern  Railways  proposed  motor  cars 
for  a  frequent  service  with  a  small  unit. 

A  railway  34^  miles  in  length  for  express  traffic  between  Manchester 
and  Liverpool  is  to  be  constructed  on  the  Mono  rail  system  at  an 
estimated  capital  cost  of  ;;^2, 800,000,  or  ;^8o,ooo  per  mile.  The  rails 
are  to  be  fixed  on  very  tall,  overhead  tressels,  tied  and  braced  together, 
the  tie  bars  being  light  rails  against  which  guide  wheels  will  roll.  Cars 
will  run  every  10  minutes,  and  there  will  be  no  intermediate  stations,  so 
that  the  journey  will  be  done  in  20  minutes,  or  at  the  rate  of  no  miles 
an  hour.    Each  car  with  motor  and  64  passengers  will  weigh  45  tons. 

A  line  of  this  kind  is  in  operation  between  Elberfield  and  Barman, 
in  Germany,  a  distance  of  8f  miles,  and  although  there  are  18  stations, 


EXISTING  RAILWAY  FARES. 


the  iourney  of  i8i  miles  is  easily  done  in  the  hour.  The  car  s 
suspended  from  a  single  elevated  rail,  so  that  its  centre  of  gravity  is 
below  the  rail,  each  car  sitting  on  it  like  a  saddle. 

The  great  advantage  of  this  sytsem  lies  in  the  possibility  it  affords 
of  duplicating  existing  surface  railways  by  the  construction  ^f^"  ^^^/f  f 
track  above  the  ordinary  lines.  This  plan  would  make  practicable  Lord 
Farrar's  proposals  for  express  trains  night  and  morning  to  aU  the  300 
stations  between  the  20  mile  radius  and  the  85  mile  radius  from  London. 

The  North-Eastern  experiment  will  consist  of  the  running  of  a 
number  of  petrol  electric  cars  on  therails  of  the  North-Eastern  Company 
to  and  from  certain  local  stations  at  intervals  of  ten  minutes.    The  cost 
of  running  these  cars  will  be  very  small  indeed  as  compared  with  the 
ordinary  train,  and  they  will  be  much  more  effective. 

EXISTING  TRANSIT  FACILITIES. 

The  first  and  most  obvious  condition  of  improved  transit  is  the 
establishment  of  cheaper  fares,  not  only  in  connection  ^^^h  workmen  s 
trains,  but  for  all  classes  of  passengers  who  might  thus  be  induced  to 
reside  outside  large  centres  of  population. 

The  various  railways  and  tramways  are  in  such  a  state  of  transition, 
that  it  is  difficult  to  say  with  any  degree  of  precision  what  are  the  ares 
charged  in  each  district,  but  the  foUowmg  particulars  derived  from 
special  inquiries  made  in  various  localities  in  1901-2,  may  give  a  general 
indication  of  the  respective  charges. 

The  chief  charges  to  be  considered  come  under  the  headings  of 
ordinary  fares,  season  ticket  rates,  and  workmen's  fares. 

Ordinary  Railway  Fares.-Dealing  first  with  the  ordinary 
railway  fares,  the  statutory  maximum  of  id.  per  mile  for  third  class 
passengers,  is  still  the  7ninimum  single  fare  in  most  districts,  but  on 
certain  special  routes  the  competition  of  other  railways,  or  traniways, 
or  omnibuses,  has  resulted  in  a  slightly  reduced  charge,  especially  for 
return  tickets. 

A  few  years  ago,  the  following  analysis  was  made  of  the  ordinary 
fares  charged  to  and  from  II3  Stations  between  4  and  15  miles  from 
the  various  London  termini  of  12  companies  serving  districts  in  and 
near  London.  They  include  24  typical  stations  in  Surrey  ;  8  in  Kent ; 
57  in  Middlesex;  and  21  in  Essex.  Twenty-two  of  these  are  on  the 
L.  &  S.W.R.    The  average  mileage  rates  were  as  follows  :— 

Single.  Return, 
ist    2nd  3rd    ist  2nd  3rd 
d.      d.  "d.     d.    d.  d. 
II      II    17     2^    if  i{- 


Eleven  Companies  (excluding  L.S.W.R.)-  I21 

12  T  I        19  1              ^  1 

L.S.W.R.          -          -          -          -    I21  ^6    21  2^    If  li 

Twelve  Companies  (including  L.S.W.R.)-    ijo           2?  if  i^ 
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EXISTING  TRAMWAY  FARES. 


It  Will  be  seen  that  the  return  fare  is  about  i^d.  per  route  mile  in 
the  case  of  most  stations  in  the  suburbs  of  London,  but  there  are  still 
many  districts  where  the  rate  is  20  per  cent,  higher.  Even  if  the 
mtmnmm  rate  is  applied  to  a  20  mile  journey,  it  is  obvious  that  the 
resulting  charge  of  12s.  6d.  a  week  is  prohibitive. 

The  above  average  fares  are  now  a  little  smaller,  as  the  Metropolitan 
and  the  District  Railways  have  recently  reduced  their  fares  considerably. 

The  ordinary  fares  of  provincial  towns  are,  as  a  rule,  rather  more 
than  those  in  London.  As  the  result  of  a  detailed  inquiry  in  about  60 
typical  provincial  districts,  it  appears  that  in  46  cases  the  single  fare 
was  id.  and  in  the  remaining  14  cases  it  varied  from  ^d.  to  |d.  per  mile. 
In  18  cases  the  longest  journey  for  id.  was  2  miles,  and  in  8  other 
cases  id.  for  \\  miles. 

Ordinary  Tram  Fares.— Dealing  next  with  ordinary  tram  fares, 
the  standard  rate  is  gradually  being  reduced  to  2  miles  for  id.,  and  in 
some  cases  to  id.  per  mile.  Halfpenny  stages  are  in  practice  at 
Aberdeen,  Glasgow,  Leeds,  and  East  Ham,  as  well  as  upon  the  lines 
of  the  London  County  Council,  but  in  many  cases  id.,  while  sufficient 
to  pay  for  a  journey  of  three  miles  and  over  (as  at  Sheffield,  Dover, 
Liverpool),  is  still  the  minimum  fare.  The  return  above  referred  to 
shows  fares  of  id.  per  mile  in  28  cases,  ^d.  per  mile  in  10  cases,  and 
between  -Jd.  and  id.  in  22  cases. 

In  provincial  towns  the  longest  ordinary  tram  rides  for  id.  were  in 
4  cases  3  miles,  in  20  cases  2  miles,  in  10  cases  between  2  and  3  miles, 
and  in  32  cases  less  than  2  miles. 

In  London,  tram  fares  for  long  distances  are  lower  than  in  the 
provinces,  being  3d.  return  City  to  Wood  Green,  7  miles,  Citv  to 
Lower  Tooting,  6\  miles,  and  City  to  Highgate,  4^  miles.  The  Loridon 
United  Tramway  Company  fares  are  at  the  rate  of  \A.  or  less  per  mile 
for  ordinary  passengers,  and  this  Company  has  developed  an  enormous 
traffic  in  the  West  of  London  where  previously  there  was  very  little. 

On  its  South  London  lines,  the  London  County  Council  has  carried 
no  less  than 

53.639)489  passengers  or  44.75  per  cent,  at  -^d.  fares. 
50.913.036  „  42.50  „         id.  „ 

8,700,170  „  7.25  „       ild.  „ 

5,268,668  „  4.50  „        2d.  „ 

..i,359,/96  „  I  „         3d.  „ 

in  addition  to  issuing  4,457,612  workmen's  tickets  at  half  fares  in  many 
cases. 

The  average  receipts  have  been  o.88d.  per  passenger,  and  the  gross 
profits  after  paying  working  expenses  have  amounted  to  over  _;,^5  2,000 
for  the  year.  These  results  have  been  accomplished  by  the  use  of 
expensive  horse  traction. 

It  is  obvious  that  the  new  electric  traction  will  enable  still  further 
reductions  to  be  made. 


SEASON  TICKET  RATES.  24 1 

qpason  Ticket  Rates.— Dealing  next  with  season  tickets, 
therf  c^fasin  the  cL^^^  one  or  two  spec.aly  cheap 

routes,  ^hich  help  to  reduce  the  average  -^-^^  class  annual  ch^^^^^^^ 
per  return  mile  in  London  to  20s.  P^r  annum  or  about  4d  per  d^^^^^ 
as  mav  be  seen  from  the  followmg  analysis  of  .Season  ticket  ra^^ 
to  78  stations  distant  between  7  and  ^7  "^lef  from  ^^e  London 
termini  of  12  railway  companies  servmg  districts  3ust  ^^^^^^ 
metroDolis  It  includes  20  stations  in  Surrey,  3°  Middlesex  10  in 
Kent!  and  i/in  Essex.  Twenty-one  of  the  stations  are  on  the  London 
and  South  Western  Railway. 

The  average  mileage  rates  per  annum  according  to  distance  Jrom 
the  terminus,  for  season  tickets  from  these  stations,  are  about  as 
follows  : — 

Twelve  Companies  (including  L.  &  S.W.R.)  .  -  29s.  6d.  20s.  3d. 
Eleven  Companies  (excluding  L.  &  S.W.R.)  28s.  6d.       20s.  od. 

L.&S.W.R.CO.  -  -  -  -    30s.  od.       22s.  od. 

This  mileage  rate  in  the  case  of  first  and  second  class  season  tickets 
varies  in  inverse  ratio  to  the  distance  ;  in  the  case  of  third  class 

season  tickets  the  variation  is  greater. 

Among  typical  season  ticket  rates  in  the  provinces  are  Heywood 
(Lane?),  nine  miles  from  the  terminus,  £l  12s.  per  annum  ;  Blaydon- 
on  T^ne  3s.  per  mile  per  quarter  ;  Glasgow,  £?>  a  year  for  10  miles  ; 
CWdebank,  Ji  13s.  6d  per  quarter  for  eight  miles ;  Dundee,  ^3  per 
annum;  Bradford!  17s.  6d.  per  quarter  for  four  miles;  f ockport  to 
Manchester,  £s  4S.  per  annum  ;  Wolverhampton,  £2  15s.  a  quarter 
for  12  miles  ;  Plymouth,  £6  for  4^  miles. 

Season  Tickets  on  Tramways  are  not  yet  introduced,  but  it  is 
probable  that  with  the  growth  of  municipal  tramways  in  conjuction  with 
municipal  housing  schemes  on  the  outskirts  of  large  towns  a  system  will 
beTntroduced  whereby  the  tenants  of  suburban  cottages  will  have  the  right 
to  travel  to  and  from  the  centre  on  the  municipal  trams  by  the  inclusion 
of  a  payment  of  6d.  or  is.  per  week  in  their  rent,  ]ust  as  the  use  of  a 
lift  in  tall  buildings  is  included  in  the  rents  of  the  various  tenants  ihe 
receipt  for  rent  or  rates  could  form  the  season  ticket,  and  would  not 
only  identify  the  user,  but  would  safeguard  against  fraud. 

Workmen's  Cheap  Fares.-In  the  case  of  the  60  provincial 
centres  before  referred  to,  it  was  found  that  the  workmen  s  train  fare 
was  Id.  per  mile  for  the  double  journey  in  30  cases;  under  id.  per 
mile  in  16  cases,  and  over  id.  per  mile  in  14  cases-mostly  for  short 
journeys. 

From  Glasgow  to  Clydebank,  a  distance  of  8  miles,  the  workmen's 
return  fare  is  only  is.  per  week.  At  Barrow-in-Furness,  workmen  s 
trains  are  run  at  2s.  a  week  for  9  miles,  and  is.  a  week  for  4  miles. 
The  Great  Eastern  Railway  carries  workmen  by  certain  trains  at  2d. 
return  fare  for  a  distance  of  12  miles.  It  may  be  assumed  that 
workmen's  fares  in  London  are  tending  to  approximate  to  2d.  or  3d. 


242 


workmen's  cheap  fares. 


""'^^'J^  there  are  marked  contrasts 

between  the  various  districts.  --umrdiis 

Note.— The  return  fare  for  workmen  from  L.B.  &  S.C.R  suburban 
stations  to  the  City  is  generally  4d.,  and  in  no  case  moreihans  f 

The  return  fare  from  Woolwich  and  Plumstead,  S.E.R.  (qi  miles) 
to  the  City  is  5d.,  and  from  Abbey  Wood  6d.  ^' 

'^^y'? /^''^  London,  Tilbury,  and  Southend  Railway  to  the 
City  from  Barking  (8  miles)  is  only  3d. 

The  L.C.  &  D.R.  fare  from  Penge  and  the  Crystal  Palace  is  sd. 
The  G.E.R,  fares  for  workmen  are  as  follows  :  

Enfield  Town  (lof  miles),  Wood  Street,  Edmonton  and  Silver 
btreet  to  the  City,  2d. 

Stratford  Market  to  Beckton,  3d. 

/fi  return  fare  (workmen)  from  Chalk  Farm  to  Poplar 

(o  miles)  IS  only  2d. 


The  Metropolitan  Railway  scale  is  :  

Not  exceeding  4  miles 

Exceeding  4  miles  but  not  exceeding  7  miles 
»        7  J)  ,,  10 


10  ..  13 


2d. 

3d. 
4d. 

5d. 
6d. 


"       ^3  »  „  15 

The  District  Railway  fare  to  Ealing  (i  i  miles)  is  4d.    On  the  other 
hand,  the  L.  &  S.W.R.  fare  to  Richmond  from  the  City  is  6d.,  plus  3d 
or  a  total  of  gd.  a  day  for  a  distance  of  10  miles.  ' 

, 'W'orkmen's  fares  on  trams  may  be  assumed,  as  a  rule,  to  be 

half  the  ordinary  fare. 

At  Dover,  the  workmen's  fare  is  ^d.  to  any  part  of  the  borough  a 
possible  distance  of  3  miles.  Halfpenny  fares  for  workmen  are  conceded 
at  Sheffield,  Glasgow,  London,  and  East  Ham.  Workmen  are  carried 
3  miles  for  id.  at  Sunderland,  Liverpool,  Plymouth,  and  Bradford,  and 
6  miles  for  id.  at  Stockton,  Middlesbrough,  and  Southall.  The  work- 
men's fare  on  the  London  United  Tramways  system  is  id.  for  4  miles. 

The  Cheap  Trains  Act,  1883.— A  great  deal  of  work  has 
been  done  by  the  National  Association  for  the  Extension  of  Work- 
men's Cheap  Trains,  under  the  guidance  of  Alderman  George 
Dew,  L.C.C.,  in  conjunction  with  the  London  County  Council  and 
other  municipal  authorities,  in  the  direction  of  pressing  the  various 
railway  companies  to  carry  out  in  a  proper  and  sufficient  manner 
the  provisions  of  the  Cheap  Trains  Act,  1883. 

This  Act,  in  the  words  of  the  Royal  Commission  of  1885,  practically 
made  a  bargain  with  the  railway  companies,  whereby,  in  exchange  for 
certain  conditions,  all  railway  fares  not  exceeding  a  penny  a  mile  (/.<?., 
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all  third-class  fares)  are  exempt  from  passenger  duty,  and  fares  exceeding 
that  rate,  for  journeys  between  stations  in  the  urban  districts,  have  to 
pay  a  duty  of  2  per  cent,  only,  instead  of  the  ordinary  duty  of  5  per 
cent.  It  has  been  calculated  that  the  amount  thus  gained  by  the 
various  companies  since  1883  exceeds  1,000,000. 

The  conditions  under  which  this  enormous  sum  has  been  remitted 
to  the  various  companies  are — 

(a)  The  provision  of  proper  and  sufficient  workmen's  trains  on 
all  parts  of  their  lines  for  workmen  going  to  and  returning 
from  their  work  at  such  fares  and  at  such  times,  between 
six  o'clock  in  the  evening  and  eight  o'clock  in  the 
morning,  as  appear  to  the  Board  of  Trade  to  be 
reasonable. 

(l>)  On  complaint  being  made  that  accommodation  is  insufficient, 
or  on  their  own  initiative,  the  Board  of  Trade  may  order 
an  inquiry,  to  give  the  inhabitants  of  a  district  full 
opportunity  of  showing  the  necessity  for  a  specific  train 
or  trains. 

(c)  The  Board  may  order  the  company,  or  companies,  to  provide 
such  accommodation  at  such  fares  as  may  appear  to  be 
reasonable,  and  if  the  company  neglects  to  comply  with 
the  order,  the  company  shall  lose  the  benefit  of  the 
remission  of  duty. 

The  London  County  Council  estimated  the  minimum  number  of 
workmen,  etc.,  requiring  cheap  and  convenient  locomotion  up  to  8  a.m. 
as  being  over  800,000,  distributed  as  to  residence  as  follows  : — East, 
22'9  per  cent;  North,  22-3  per  cent.;  West  and  Central,  207  percent.; 
South,  34  per  cent. 

To  meet  the  requirements  of  these  persons,  it  was  estimated  that 
577  workmen's  and  half-fare  trains  were  run  in  1896  in  the  London 
20  mile  radius,  with  an  approximate  total  accommodation  for  201,066 
passengers.  The  average  daily  issue  of  workmen's  tickets  on  all  14 
lines  of  railway  was  only  99,919. 

Clauses  have  been  obtained  in  several  recent  companies'  Acts, 
securing  return  tickets  for  2d.  to  any  station  not  more  than  4  miles 
from  the  terminus  by  all  trains  up  to  8  a.m. 

It  is  now  the  practice  for  a  model  clause  to  be  inserted  in  all 
tramway  bills  providing  for  the  issue  of  workmen's  tickets  at  fares  not 
exceeding  4  miles  for  id. 

REMEDIES  REQUIRED  IN  THE  WAY  OF  IMPROVED 
TRAVELLING  FACILITIES. 

To  sum  up,  it  may  be  said  that  if  the  foregoing  minimum  rates  of 
fare  of  the  present  railways  and  tramways  were  the  normal  rates  for  all 
districts,  we  should  have  charges  within  the  reach  of  all  workmen,  but, 
unfortunately,  this  is  not  the  case.    There  are  many  drawbacks. 
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NEED  FOR  THROUGH  COMMUNICATION. 


The  great  essentials  in  all  new  transit  schemes  are— 

(i)  Through  communication  in  every  direction  —In 

addition  to  new  travelling  accommodation  being  cheaper 
more  frequent,  and  more  rapid  than  the  existing  railway 
services,  there  should  be  as  far  as  possible  one  mana^  me  J 
so  as  to  secure  that  there  should  be  every  facility  for 
through  communication  by  the  most  direct  routes  in 
every  direction. 

In  the  absence  of  inducements  and  facilities  for  through  iournevs 
the  people  are  put  down  at  places  where  the  centrifugal  tendency  of  the 
movement   of  population  is   arrested  by  a  higher  rate  of  railway 
charges  on  the  same  railway,  or  by  a  break  in  the  railway  system  thus 
tending  to  repeat  at  the  circumference  the  evils  of  the  centre 

To  emphasise  the  futility  of  railways  other  than  through  lines  it 
niay  be  mentioned  that  the  terminus  of  the  Central  London  Railway  is 
adjacent  to,  if  not  in,  a  sanitary  district  called  the  Notting  Dale  area, 
where  the  death  rate  amounts  to  40  per  1,000  every  year,  that  is  higher 
than  the  death  rate  of  our  Army  in  South  Africa  from  all  causes,  and 
the  whole  sanitary  district,  with  a  population  of  17,000,  has  a  death 
rate  of  29.6. 

In  fact,  the  present  condition  of  things  emphasises  what  is  one  of 
the  worst  faults  of  the  existing  means  of  transit,  so  far  as  it  affects  the 
housing  question,  namely,  the  establishment  of  one  or  two  specially 
cheap  routes,  encouraging  undue  concentration  of  population  at  certain 
competitive  points,  while  restricting  the  proper  dispersion  of  population 
in  other  directions  by  means  of  unduly  high  fares  or  inadequate  train 
service. 

(2)  An  All  Night  Service.— They  should  provide  an  all 
night  service  to  all  districts.    Only  by  this  means  can 
the  outer  districts  be  effectively  welded  into  an  organic 
union   with   the  central   districts   for  the  residential 
purposes  of  all  classes  of  workmen. 
All  night  tram  cars  are  run  by  the  London  County  Council,  and 
with  the  exception  of  an  interval  of  two  hours,  the  same  is  done  by  the 
London  United  Tramways  Company.    The  Great  Eastern  Railway 
runs  an  all  night  service  of  trains,  and  there  is  only  a  very  short  interval 
on  several  of  the  other  lines. 

Cheap  Intermediate  Fares. 

{3)  They  should  encourage  the  movement  of  population  from 
zone  to  zone,  as  well  as  from  point  to  point.  The 
American  tramways  and  the  Central  London  Railway  are 
defective  in  this  respect,  and  so  are  all  lines  which  merely 
give  cheap  fares  from  one  extreme  point  to  another. 

Cheap  Fares  to  Thinly  Populated  Districts. 

(4)  To  facilitate  the  dispersion  of  population  in  all  directions 
over  a  wide  area  of  open  country,  they  should  provide 
travelling  facilities  not  only  to  places  where  there  is  a 
large  existing  population,  but  also  to  places  where  there 
is  plenty  of  room. 


CHEAP  FARES  TO  THE  "GRASS  LAND." 
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This  can  best  be  effected  by  connecting  railways  with  cheap 
throu^^h  fares  from  all  their  stations  to  innumerable  points  on  tramhnes 
radiattng  over  a  wide  area,  thus  facilitating  healthy  dispersion  rather 
than  unhealthy  concentration. 

One  great  evil  is  this,  that  while  travelling  through  the  crowded 
parts  of  London,  where  there  is  competition,  passengers  may  travel  at 
the  rate  of  from  id.  to  i^d.  per  return  mile,  but  the  moment  they  get 
outside  the  London  boundary,  where  effective  compttition  is  absent,  the 
rate  of  charge  goes  up  to  an  average  of  i^d.  per  mile— an  average 
increase  of  20  per  cent.  .        l  ^  a 

Thus  the  rate  is  higher  for  long  through  journeys  from  the  congested 
centres  of  London  to  the  open  land  outside  than  from  one  part  of 
overcrowded  London  to  another  part,  e.g.,  Charing  Cross  to 
Hammersmith  on  the  London  boundary,  5^  miles,  is  6d.  return,  or  i^d. 
per  return  mile ;  but  Hammersmith  to  Richmond,  outside  the  London 
boundary,  4I  miles,  is  gd.  return,  or  2d.  per  third  class  return  mile. 
Similarly,  Charing  Cross  to  Richmond  is  is.  3d.  return.  With 
workmen's  fares  it  is  worse. 

For  example,  while  workmen  can  travel  from  the  centre  of  London 
to  the  suburbs,  inside  the  County  of  London,  for  2d.  or  3d.  return,  a 
through  journey  to  Richmond  costs  gd. ;  that  is  an  increase  of  jd.  for  , 
a  journey  of       miles,  as  compared  with  2^d.  for  5  or  6  miles  in 
London,  nearly  four  times  the  fare  for  less  than  double  the  distance. 

This  enormously  increased  rate  for  travelling  beyond  the  London 
boundary,  has  in  the  past  penalised  all  attempts  to  get  from  the  crowded 
slums  of  London  to  the  healthy  country  districts  outside. 

The  census  returns  show  that  the  normal  flow  and  growth  of  the 
population  beyond  the  London  boundary,  has  been  checked  and 
restricted  in  certain  districts  by  bad  traveling  facilities.  The  population 
of  the  outer  ring  (namely  that  belt  of  suburban  districts  which  lies 
outside  the  boundary  of  Registration  London,  but  is  included  in  the 
Metropolitan  Police  District),  has  increased  45.5  per  cent.,  that  is  from 
1,405,489  to  2,044,553,  but  this  rate  of  increase  has  varied  from  20  per 
cent. 'in  the  Kingston  Division  of  Surrey,  to  110  per  cent,  in  the 
Romford  Division  of  Essex. 

The  same  returns  show  that  inner  London  contains  in  round 
numbers  4^  millions  of  people  crowded  on  75,000  acres,  whereas  the 
districts  served  by  the  London  United  Tramways,  in  connection  with 
the  MetropoUtan  District  Railway  and  Allied  Lines,  contain  only  450,000 
people  spread  over  an  acreage  of  75)°°°)  nearly  all  within  ten  minutes 
walk  of  the  various  lines. 

The  death  rate  in  London  is  50  per  cent,  greater  than  the  death 
rate  in  the  extra  suburban  area  referred  to. 

Municipal  Subsidies  for  Cheap  Transit  Lines. 

(5)  The  following  recommendation  of  the  1901  Joint  Committee 
of  Lords  and  Commons  should  be  acted  upon,  although 
clauses  to  this  effect  were  struck  out  of  private  Bills  by 
Lord  Morley  in  the  session  of  1902  : — 
"The  Board  of  Trade  should  insert  in  each  Tube  Railway  Bill  a 
model  clause  based  upon  that  in  the  Light  Railways  Act,  with  such 
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modifications  as  may  be  necessary,  giving  powers  to  the  City,  Corpora- 
17' ^^^'^^^r"'^  Council  in  the  counties  in  which  the  rail^^ys  would 
be  constructed,  either  to  construct  or  aid  in  the  construction  of  L  tine  " 
Such  powers  would  enable  councils  to  encourage  by  subsidy  or 
otherwise,  the  prolongation  of  railways  into  districts'thinly  populated 
and,  therefore,  suitable  for  the  relief  of  congested  districts'  whereas  in 
many  cases  at  any  rate,  a  public  company  would  not  feel  justified  in 
extending  their  line  till  the  population  became  greater 

The  following  suggestions  of  the  London  County  Council 
with  regard  to  workmen's  trains  are  very  instructive  and  important- 
{a}  That  workmen's  tickets  be  made  available  for  return  by  any 

train  carrying  third-class  passengers. 
(l>)  That  quarterly  or  monthly  third-class  tickets  be  issued  to  all 
stations. 

(c)  That  all  third-class  trains  arriving  at  London  termini  up  to 

8  a.m.  be  workmen's  trains. 

(d)  That  all  third-class  trains  from  London  termini  up  to 

7.30  a.m.  be  workmen's  trains. 

(e)  That  superior  cheap  trains  at  half  fares  be  run  to  London 

termini  from  7  to  9  a.m. 
(/)  That  a  model  zone  system  be  adopted  for  all  future  as  well 
as  all  present  Metropolitan  railway  undertakings 
The  zone  limit  proposed  was  the  limit  of  the  existing  workmen's 
train  service,  viz.,  20  miles.     The  number  of  zones  to  be  three,  and 
each  to  mcrease  in  radius  outwards,  and  the  zone  tariff  to  decrease  in 
rate  in  the  same  order.    The  mean  zone  tariff  to  be  o-2d.  per  mile  as 
against  an  existing  mean  rate  for  all  the  lines  of  o.32d.  per  mile,  and  a 
minimum  of  o-o93d.  per  mile  on  the  Great  Eastern  Railway.  The 


Zone. 

Zone  radius. 
Miles. 

Mean  distance 

of  zone, 
double  journey. 
Miles. 

Zone  tariff  for 
double  journey. 

Mean  rate  per 
mile  of  mean 
double  journey. 

First 

Second  - 
Third  - 

5 

12 
20 

6 

32 

ijd.  . 

3id. 

4W. 

o"25od. 
o"205d. 
o'i4od. 

Mean  rate  per  mile,  nearly 


o'2ood. 


r     X  J  System,  as  adopted  in  Hungary,  consists  of  13  zones  circling  out 

Irom  Buda  Pesth.  The  first  zone  is  15-5  miles  wide,  and  the  others  up  to  the  nth 
zone  are  each  9-3  miles  wide.  The  fare  is  Sd.  for  each  zone  within  this  area.  The 
iith  and  12th  zones  are  15-5  miles  wide,  and  all  beyond  these  are  in  the  13th  zone. 
After  the  nth  zone  the  fare  is  lod.  per  zone.  It  is  possible,  therefore,  to  travel 
1457  miles  for  6/8.  Before  the  adoption  of  the  zone  system,  these  railways  paid 
only  3-48  per  cent.,  and  carried  5,648,000  passengers.  After  its  adoption,  they  paid 
o  per  cent,  in  1892,  and  in  1898  carried  33,146,000  passengers. 

With  these  proposed  cheap  fares,  and  other  reforms  on  existing  and 
projected  lines,  the  London  working  classes  could  reside  in  healthy 
suburbs  in  cottages,  could  pay  the  workmen's  fare,  and  yet  could 
obtain  for  their  combined  fare  and  rent  a  healthy  dwelling,  with  just  twice 
as  many  rooms  as  they  could  get  for  the  same  money  in  central  districts. 
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CHAPTER  XIX. 

HOUSING  LESSONS  FROM  OTHER  COUNTRIES. 

England  has  not  very  much  to  learn  from  either  American  or 
Continental  examples  in  the  matter  of  the  housing  of  the  workmg  classes, 
as  a  glance  at  the  death  and  disease  rates  of  the  great  cities  in  those 
countries  will  quickly  show.  There  are,  of  course,  several  striking 
exceptions,  especially  in  the  case  of  Germany,  but  speaking  generally, 
the  standard  of  domestic  sanitation  and  of  housing  accommoda- 
tion is  lower  in  foreign  countries the  type  of  dwelling  m  many  small 
towns,  as  well  as  in  nearly  all  large  cities,  is  almost  wholly  confined  to 
blocks  of  four  or  more  storeys,  and  the  number  of  rooms  per  family  is 
consequently  unduly  small. 

Improved  sanitation,  wider  streets,  slum  clearance,  and  suburban 
expansion  have,  it  is  true,  lowered  the  death  rates  of  these  towns 
enormously,  but  in  spite  of  their  highly  organised  medical  and  scientific 
staffs,  appliances,  and  activities,  most  of  them  are  less  healthy  than 
London,  while  in  proportion  to  wages,  rents  are  as  high  or  even  higher. 

The  double-decker  tenement  houses  of  New  York  and  Chicago,  are 
dearer  and  more  deadly  than  London  slums,  while  the  working  class 
suburban  streets  are  badly  paved— if  at  all— and  lined  with  houses  of 
cheap  and  inferior  construction,  having  possibly  another  row  of  small 
houses  on  the  sites  of  what  ought  to  be  their  back  gardens.  Rents  of 
from  3s.  to  6s.  per  room  per  week  are  by  no  means  uncommon. 

Taking  the  figures  for  1891  at  random,  it  will  be  found  that  Berlin 
had  no  less  than  367,000  families  in  2  r,6oo  buildings,  or  an  average  of 
17  famihes  under  one  roof,  not  one  family  in  600  having  a  house  of  their 
own.  The  cellar  dwellings  of  German  cities  varied  from  36,542,  or  6^ 
per  cent,  of  the  population  in  Hamburg,  to  117,702  or  7  2-3rd  per  cent, 
in  Berlin.  In  Breslau,  Dresden,  and  Magdeburg,  nearly  half  the 
population  live  in  one  roomed  dwellings,  if  we  do  not  count  a  small 
closet  or  half-room  called  a  zubehor,  which  is  a  characteristic  part  of  most 
German  dwellings,  and  is  not  provided  with  any  fireplace  for  warming 
or  ventilation.  Rents  on  an  average  take  close  upon  one  third  of 
wages.  The  people  of  Paris  live  30  to  a  house  on  the  average,  and  in 
spite  of  the  millions  spent  on  improvements,  have  a  death  rate  higher 
than  that  of  London.  The  phthisis  death  rate  in  particular  contrasts 
most  unfavourably  with  London. 

The  large  cities  in  nearly  all  these  countries  have  recently  grown 
very  rapidly,  many  of  them  having  doubled  their  population  during  the 
last  20  years,  and  all  without  exception  have  a  housing  problem  to  face 
more  serious  than  that  in  this  country.  Although  they  can  show  very 
little  worth  copying  in  the  matter  of  model  working  class  dwellings, 
they  have  been  making  up  a  lot  of  leeway  during  the  past  30  years  in 
other  respects,  and  a  brief  consideration  of  some  of  these  activities  may 
be  instructive. 
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SANITARY  ADMINISTRATION. 

The  Belgian  Law  of  1889  called  into  existence  "Committees 
ot  .Patronage,  which  are  meant  to  stimulate  the  local  authorities  to  a 
stricter  observance  of  their  duties,  but  they  have  no  executive  powers 
Ihey  offer  this  advantage,  however,  in  that  they  provide  a  field  of 
activity  for  public-spirited  citizens,  where  they  can  bring  semi-official 
influence  to  bear  on  questions  of  housing  and  sanitation. 

Each  commune  has  its  sanitary  council,  which  is  expected  to  look 
after  the  sanitary  conditions  of  houses,  and  to  make  appropriate 
recommendations  to  the  burgomaster,  who,  as  regards  household  hvKiene 
has  practically  absolute  authority.  In  towns  of  over  2,000  inhabitants' 
he  is  authorized  to  prohibit  the  occupation  of  houses  that  are  in  bad 
condition  from  defects  of  construction,  or  uncleanliness,  want  of  light 
improper  drainage,  or  from  any  other  causes  which  may  compromise 
pubhc  health.  At  the  expiration  of  one  month  from  the  date  of  his 
notification,  a  poster  containing  the  words,  "House  interdicted  on 
account  of  unhealthiness,"  is  placed  on  the  front  of  the  building. 

Upon  demand  of  the  Municipal  Council,  the  Government  may 
authorize  the  purchase  of  ground  to  make  healthy,  or  to  ameliorate 
either  wholly  or  in  part,  an  old  quarter,  or  to  construct  a  new  one, 
under  the  supervision  of  a  commission  composed  of  five  members, 
among  whom  are  one  public  relief  officer,  a  physician,  an  architect,  and 
an  engineer.  The  plan  of  the  area  has  to  show  what  has  to  be  done 
with  it  after  purchase,  and  a  royal  ordinance  has  to  determine  the 
conditions  of  sale  of  land  not  occupied  by  public  streets. 

The  valuation  for  compulsory  purchase  is  made  by  three  experts, 
two  chosen  by  the  parties  and  a  third  by  the  judge  for  the  particular 
district.  ^ 

French  Sanitary  Law  provides  for  the  appointment  in  every 
community  (at  the  option  of  the  Municipal  Council),  an  unpaid 
commission  charged  with  the  duty  of  ascertaining  and  indicating 
measures  indispensable  for  the  sanitation  of  dwellings.^  Up  to  the  year 
1894,  only  eight  out  of  over  36,000  of  the  administrative  communes  of 
France  had  organized  commissions  on  unhealthy  dwellings.  The 
commissions  are  each  composed  of  from  five  to  nine  members,  and 
must  include  a  physician  and  an  architect  or  builder,  as  well  as  a 
member  of  the  Public  Relief  Bureau,  and  of  the  Council  of  Experts 
where  these  institutions  exist.  The  mayor  is  the  president.  The 
commissions  visit  places  which  have  been  pointed  out  as  unhealthy. 
They  make  a  full  report  of  the  causes  and  conditions  of  unhealthiness, 
as  well  as  the  remedies  required. 

At  the  end  of  a  month  from  the  delivery  of  their  report,  the 
Municipal  Council  consider  the  cases,  and  may  order  the  necessary 
works  to  be  done  under  penalty,  but  may  not  permanently  close  the 
house  without  a  decree  by  the  Council  of  the  Prefecture.  It  is 
complained  that  the  local  authorities  are  slow  to  move,  and  that  the 
machinery  is  cumbrous,  slow,  and  ineffectual.  There  are  Councils  of 
Public  Hygiene  and  Salubrity,  designated  for  the  arrondissements  and 
the  chief  tov.-ns  of  each  Prefecture.    They  consist  of  from  seven  to 
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fifteen  members,  appointed  by  the  Prefect  for  four  years,  and  then 
advice  is  asked  in  relation  to  the  sanitation  of  houses  or  of  locahties. 
A  superintending  central  committee  on  Pubhc  Hygiene,  controls  and 
instructs  the  local  Councils.  It  does  much  the  same  work  as  is  done 
in  England  by  the  Medical  Department  of  the  Local  Government 
Board. 

German  sanitary  administration  is  in  the  hands  of  the  pohce 
authorities,  assisted  by  either  the  municipal  physician  or  an  advisory 
sanitary  commission,  composed  of  representatives  of  the  city  govern- 
ment, physicians,  and  the  chief  of  local  police,  who  is  the  presiding 
officer.  In  Berhn,  if  a  house  proprietor  finds  any  of  his  tenants  main- 
taining dwellings  in  a  filthy  state,  he  is  bound  to  warn  them  to  clean 
up,  and  if  they  fail  to  comply,  to  turn  them  out  without  further 
ceremony.  Should  the  landlord  neglect  his  duty,  an  officer  of  the 
sanitary  department  will  make  a  visit  upon  the  complaint  of  the 
neighbours,  and  if  he  finds  the  house  filthy,  clean  it  at  the  landlord's 
expense.  This  method  of  dealing  with  persons  of  uncleanly  habits  is 
pretty  effective  in  preventing  the  upgrowth  of  slums. 

EECONSTRUOTION  OF  STREET  SYSTEMS. 

The  most  interesting  work  done  in  continental  cities  has  been  the 
reconstruction  of  the  congested  tangle  of  narrow,  dark,  and  foul  streets, 
which  in  many  cases  occupied  the  site  of  the  old  town,  by  the 
substitution  of  broad,  well-planned,  systematic  thoroughfares,  with 
ample  water  supply,  good  drainage,  plenty  of  light,  and  a  number  of 
open  spaces.  Everything  that  stood  in  the  way  of  the  broad,  straight 
course  of  the  new  avenues  has  been  razed  to  the  ground,  and  the  street 
systems  of  the  various  cities  have  been  made  to  conform  to  the  courses 
of  the  great  boulevards  which  have  been  run  round  and  across  them 
everywhere. 

Paris  has  been  the  model  in  nearly  every  case,  and  it  is  safe 
to  say  that  all  European  capitals,  and  most  large  cities,  have  been 
wholly  or  partly  reconstructed  during  recent  years  in  their  external 
forms  upon  Paris  models,  so  that  their  new  quarters  look  like  the  inner 
suburbs  of  that  city.  It  is  well  known  how  Baron  Haussmann,  in  effect 
the  permanent  Mayor  of  Paris,  appointed  and  supported  by  the  authority 
of  Napoleon  IIL,  so  that  he  had  practically  absolute  power,  cleared  away 
tens  of  thousands  of  small  old  houses,  and  laid  out  parks,  open  spaces, 
boulevards,  and  pleasure  grounds  by  the  hundred.  Between  185 1  and 
1 87 1  the  cost  of  the  improvements,  after  allowing  for  enormous 
recoupments  by  the  sale  of  surplus  lands,  was  over  ;^48,ooo,ooo. 

There  is  no  law  in  France  to  permit  of  the  compulsory  purchase  of 
insanitary  areas,  but  there  may  be  expropriation  for  cutting  through 
streets  or  other  works  of  public  utility,  and,  if  necessary,  for  securing 
new  buildings,  in  accordance  with  hygienic  requirements,  adjoining 
property  may  be  acquired.  Some  of  the  great  boulevards  of  Paris  have 
thus  been  constructed  practically  without  cost  to  the  city,  because  the 
extra  land  thus  acquired  has  been  so  much  enhanced  in  value  as  a 
building  site,  that  the  price  received  when  it  has  been  sold  has  been 
almost  sufficient  to  meet  the  cost  of  public  works. 
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This  work  has  been  continued  at  even  greater  cost  since  1870,  owing 
to  the  rapid  increase  of  population,  and  the  fact  that  many  of  the 
comparatively  new  quarters,  which  sprang  up  while  the  old  ones  were 
being  remodelled,  have  already  had  to  be  subjected  to  the  process  of 
transformation. 

In  most  continental  cities,  however,  the  dangers  of  allowing  suburbs 
to  grow  up  haphazard  are  now  being  recognised.  Both  the  development 
of  the  new  and  the  reconstruction  of  the  old  quarters  are  now  subject 
to  the  provisions  of  careful  schemes  planned  out  beforehand. 

Public  regulations  in  Paris  have  now  fixed  the  maximum  height  of 
buildings  facing  the  main  streets  at  65 J  feet;  have  prescribed  the 
number  of  storeys ;  have  compelled  private  builders  to  observe  what  is 
called  the  "  raccordement  et  I'harmonie  des  lignes  de  construction,"  so 
as  to  preserve  the  marvellous  and  elegant  regularity  of  the  frontages ; 
and  have  required  the  periodical  repair,  or  repainting,  of  all  fa9ades,  to 
secure  the  neat  and  fresh  appearance  of  every  street. 

In  Italian  cities,  new  quarters  have  also  to  be  constructed  in 
accordance  with  similar  regulations,  and  on  what  is  known  as  the  "  piano 
regolatore." 

The  Building  Regulations  of  Berlin  govern  and  prescribe  the 
strength  and  fire-proof  qualities  of  buildings,  their  height  with  reference 
to  the  street  width,  and  the  harmony  of  the  street  frontage.  They  also 
require  that  one-third  of  every  building  lot  should  be  left  unbuilt  upon; 
they  forbid  the  construction  of  dwelling  rooms  with  less  than  a  prescribed 
minimum  of  cubic  space,  or  lacking  proper  provision  for  daylight, 
ventilation,  and  heating. 

In  addition  to  this,  the  whole  of  the  present  and  prospective  area 
of  Berlin  and  the  adjacent  districts  has  been  planned  out,  so  as  to 
determine  exactly  what  kind  of  houses  landowners  may  erect.  Thus, 
in  one  neighbourhood  there  may  be  workmen's  dwellings,  and  in 
another  detached  villas,  and  no  one  may  erect  dwellings  of  the  former 
type  in  the  district  of  the  latter. 

In  nearly  all  German  towns  the  Town  Councils  now  prepare  very 
carefully  thought-out  plans,  dividing  the  land  in  and  round  their  district 
into  zones,  with  provision  for  wide  streets  and  open  spaces,  both  planted 
with  trees.  In  the  zone  most  distant  from  the  centre,  only  buildings  of 
two  storeys  are  generally  allowed,  and  in  proportion  to  its  distance  from 
the  centre,  each  zone  must  have  lower  buildings,  with  less  of  its  area 
covered  by  buildings. 

The  area  thus  planned  out,  contains  as  much  building  land  as  will 
probably  be  needed  to  supply  sites  for  houses  and  other  buildings 
during  the  next  twenty  years.  In  preparing  the  plans,  the  reasonable 
wishes  of  the  owners  of  the  land  have  every  consideration,  but  the 
needs  of  the  town  and  the  health  of  its  inhabitants  are  supposed  to 
weigh  most  in  arriving  at  a  final  decision. 

A  great  deal  of  labour  and  study  are  devoted  to  the  preparation  oC 
these  plans  by  the  able  architects,  engineers,  medical  men,  and  other 
experts,  to  whom  the  work  is  entrusted.    Not  only  are  the  engineering 
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and  architectural  aspects  of  the  matter  dealt  with,  but  full  and  elaborate 
opinions  are  obtained  with  regard  to  the  hygienic,  and  even  the  artistic 
side  of  the  work. 

Some  time  ago  the  writer  was  asked  by  the  Editor  of  the  London 
Echo  to  contribute  a  short  article  indicating  what  was  the  immediately 
necessary  practical  step  to  be  taken  in  England  towards  securing  better 
housing  conditions.  In  complying  with  this  request,  the  particular 
measure  advocated  was  the  purchase  of  very  large  areas  of 
cheap  land  on  the  outskirts  by  the  various  Municipahties. 
Although  this  policy  has  not  yet  been  extensively  adopted,  it  will 
possibly  be  forwarded  by  a  consideration  of  what  has  been  done  abroad. 

For  some  years  many  German  towns  have  adopted  the  policy  of 
steadily  buying  as  much  land  as  possible  on  their  outskirts  whenever 
opportunity  ha"s  occurred  to  get  it  at  a  reasonable  price.  The  success 
of  this  policy  has  been  so  marked  that  two  years  ago  the  Prussian 
Government  issued  a  rescript  to  the  provincial  governors  to  use  all 
their  influence  to  induce  all  Prussian  towns  to  buy  as  much  land  as 
they  could  obtain,  and  to  retain  possession  of  all  they  then  held  and 
should  afterwards  acquire.  It  is  interesting  to  note  {Soziale  Praxis, 
2S  Dee.  igo2)  that  apart  from  the  influence  of  this  rescript,  the  area 
of  land  held  by  31  large  towns  in  Germany  varied  from  10  to  365  square 
yards  per  head  of  population.  Only  seven  of  the  31  have  less  than  24 
square  yards  per  head,  six  have  from  24  to  60,  nine  have  from  60  to 
120  (including  Berlin,  85),  five  have  from  12c  to  240,  and  four  have 
more  than  240  square  yards  per  head.  Nearly  all  are  actively  increasing 
their  holdings.  Since  1890,  Berlin  has  added  21.52  yards  per  head  to 
its  communal  holding,  while  the  other  towns  have  increased  their 
holdings  by  from  254  to  1,269  P^^ 

Most  Hungarian  Towns  are  in  the  fortunate  position  (much 
advocated  as  desirable  in  England)  of  holding,  as  municipal  property, 
the  surrounding  area,  formerly  common  land  used  for  village  pasturage 
and  fuel  supply.  This  has  practically  destroyed  land  speculation,  which 
is  the  curse  of  so  many  other  large  cities,  and  has  kept  the  cost  of  sites 
down  to  a  low  figure.  It  will,  of  course,  enable  the  local  authority  to 
control,  in  the  most  effective  manner,  any  suburban  building  develop- 
ment that  may  be  carried  out. 

A  Great  Improvement  Scheme  was  initiated  in  Vienna  by  the 
Emperor  about  40  years  ago,  when  the  fortifications  that  had  cramped 
the  city  were  pulled  down  and  a  fine  circular  boulevard  was  laid  out 
round  the  city,  from  which  other  wide  roads  radiated  in  all  directions. 
In  order  to  encourage  building,  the  houses  built  on  the  surplus  land 
within  five  years  were  exempted  from  taxation  for  30  years,  and  other 
houses  built  afterwards  were  granted  similar  exemption  varying  from  15 
to  25  years.  The  result  of  this  policy  was  to  reduce  overcrowding  in 
Vienna  below  any  other  Austrian  city,  and  to  bring  the  proportion  of 
families  occupying  one  room  down  to  five  or  six  per  cent.,  just  half  the 
proportion  in  London.  The  funds  for  meeting  the  exempted  taxation 
were  raised  from  the  sale  of  State  lands  in  conjunction  with  the 
municipality. 
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Naples  is  being  transformed  on  a  large  scale  at  a  probable 
cost  ot  20,000,000,  towards  which  the  Italian  Government  have 
already  voted  ^4,000,000. 

There  is  a  dark  side  to  most  of  these  improvements,  however  in 
connection  with  the  density  of  population  and  the  consequent  o'ver- 
crowding  that  have  been  brought  about  by  the  demolition  of  old 
working  class  dwellmgs  at  a  far  greater  rate  than  the  erection  of  new 
ones  This  is  the  complaint  not  only  in  Paris,  but  in  Milan,  Rome. 
Maples,  and  the  big  German  cities,  to  an  equal  or  even  greater  extent. 

Growing  feeling  against  Block  Dwellings.— Unfortunately, 
the  block  type  of  dwelling  is  erected  only  too  frequently,  even  in  these 
new  suburbs,  although  there  is  a  world-wide  tendency  on  the  part  of 
housing  reformers  to  urge  the  abandonment,  as  far  as  possible,  of  this 
type  of  dwelling  (which  simply  warehouses  the  people)  in  favour  of 
self-contained  cottages,  or  at  least  cottage  flats. 

Dr.  Fuchs,  of  Freiburg,  a  well-known  German  housing  expert  only 
expressed  the  general  opinion  of  the  recent  large  International  Housing 
Conference,  at  Dusseldorf,  when  he  warmly  approved  the  stand  being 
being  made  in  England  against  the  block  system,  which  has  produced 
such  injurious  effects  in  Continental  cities. 

Mr.  Robert  Hunter,  who  has  gained  large  experience  as  Secretary 
of  the  Chicago  Tenement  House  Commission,  is  equally  strong-  in 
condemnation  of  the  American  blocks.    He  says  in  a  recent  letter?— 

The  sky-scrapers  and  the  tall  tenements  are  a  creation  of  the  devil.  However 
they  may  be  arranged,  I  can  never  see  anything  in  them  except  a  menace  to  the  best 
tamily  life  and  normal  natural  living  among  the  people.  I  hope  that  you  will  do 
everythmg  to  prevent  their  growth  in  England. 

The  Suburban  Question  in  Continental  Towns.— Energetic 
steps  have  recently  been  taken  to  remedy  this  state  of  things  by  the 
provision  of  electric  tramways  and  other  forms  of  improved  transit 
facilities,  but  in  the  absence  of  organised  development  of  suburban 
cottage  colonies  the  land  speculator  has  obtained  the  lion's  share  of  the 
benefits. 

It  is  now  well  and  widely  recognised  that  the  practical 
difficulties  in  the  way  of  acquiring  sufficient  cheap  suburban  land  must 
soon  be  drastically  tackled,  and  that  rationally  planned  systems  of  rail- 
ways and  tramways,  at  nominal  fares,  are  essential  to  the  success  of  any 
such  developments.  In  one  respect,  German  cities  have  set  a  good 
example  by  the  annexation  (in  a  municipal  sense)  of  suburban  districts 
to  the  large  cities  at  such  a  rate  as  to  double  and  even  quadruple  their 
area  at  a  bound.  Hence,  the  respective  areas  within  and  without  the 
actual  towns  themselves  are  placed  under  one  governing  body,  and 
treated  as  one  organic  whole,  especially  for  purposes  of'locomotion. 
This  has  been  accompanied  by  the  establishment  of  tramway  systems, 
under  municipal  regulation  and  control,  specially  planned  to  make  easy 
the  flow  of  population  to  and  from  the  business  centre,  by  a  combination 
of  radial  and  concentric  routes  along  main  arterial  thoroughfares. 
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These  lines  are  for  the  present  under  private  ownership,  but  they 
are  subject  to  regulations  in  the  minutest  details,  and  they  will  ultimately 
revert  to  the  municipality  without  any  large  payment. 

The  experience  of  Frankfurt,  as  described  by  Mr.  T.  C.  Horsfall, 
who  has  written  several  very  able  pamphlets  on  this  aspect  of  the 
housing  question  may  be  of  interest.    He  says  : 

Ten  years  ago  the  Mayor  of  Frankfurt-on-Main,  seeing  that  manufactures  were 
rapidly  increasing  in  the  town,  felt  convinced  that  the  town  would  soon  have  to  be 
greatlv  extended.  He  therefore  induced  the  Town  Council,  and  the  Committees  of 
the  Hospitals  which  are  connected  with  the  town,  to  buy  all  the  land  which  they 
could  obtain,  and  a  large  amount  was  bought.  Frankfurt,  like  all  other  German 
towns,  makes  very  carefully  thought-out  plans  for  town  extension,  providing  for  very 
wide  streets,  many  of  them  planted  with  trees,  and  for  many  open  spaces  ;  and  all 
builders  are  compelled  to  conform  to  these  plans  and  to  elaborate  building  regulations^ 
and  these  plans  and  regulations  are  prepared  in  good  time  and  apply  to  the  belt  of 
land  surrounding  the  town.  In  the  last  few  years  there  has  been  a  very  great  demand 
for  workmen's  dwellings  in  Frankfurt.  To  enable  the  demand  to  be  met  rapidly,  the 
Town  Council  are  selling  their  land  on  Chief  Rent  for  terms  of  eighty  years,  under- 
taking at  the  close  of  the  term  to  pay  one-quarter  of  the  value  of  the  buildings  placed 
on  the  land  ;  and  because  the  land  is  the  property  of  the  town,  and  the  houses  built 
on  it  will  eventually  be  so  too,  the  Town  Council  is  willing  to  lend  all  associations 
and  persons  who  are  prepared  to  build  houses  of  the  kind  needed,  and  to  comply 
with  the  Council's  regulations,  nine-tenths  of  the  cost  of  building.  The  regulations 
reqnire  that  every  block  of  houses  shall  have  gardens.  Thus,  not  only  is  a  large 
supply  of  good  houses  rapidly  obtained,  but,  too,  the  town,  the  community  of  Frank- 
furt as  a  whole,  will  be  enriched  by  the  process  by  which  many  of  our  landowners 
have  been  enriched,  and  it  is  unquestionably  very  much  better  for  everyone  that  it 
should  be  a  town  and  not  an  individual  who  is  so  enriched.  A  very  large  number  of 
good  houses,  well  provided  with  garders  and  on  very  wide  streets,  are  now  being 
built,  the  result  forming  a  markd  contrast  with  the  badly  built  cottages  at  Miles 
Platting  erected  bv  the  Manchester  Town  Council,  and  with  the  closely  packed 
cottages  arranged  at  haphazard  on  each  side  of  narrow  streets,  which  are  now  spring- 
ing up  in  the  growing  districts  of  Manchester  and  Salford  and  in  such  suburbs  as 
Gorton. 

HOUSE  BUILDING  ASSOCIATIONS  IN  BELGIUM  AND 

GERMANY. 

There  has  been  very  little  municipal  house  building  in  these 
countries,  but  a  system  of  subsidising,  supporting,  and  co-operating  with 
private  companies  and  semi-official  associations  has  taken  root  as  the 
main  form  of  municipal  action,  and  is  gradually  developing  with  more 
or  less  success.  Originally,  the  chief  form  of  activity  was  the  promotion 
of  schemes  for  making  workmen  the  purchasers  of  their  own  dwellings, 
but  in  more  recent  years  the  comparative  disadvantages  of  this  course 
are  being  recognised,  and  the  tendency  now  is  to  retain  large  quantities 
of  house  property  in  the  hands  of  one  association  or  company,  and  to 
let  the  dwellings  to  workmen. 

Mention  has  already  been  made  of  the  loans  which  may  be  obtained 
in  the  United  Kingdom  by  similar  bodies,  under  Sec.  67  of  the  Housing 
Act  of  1890;  and  i.-  is  interesting  to  note  that  up  to  1902  the  Public 
Works  Loans  Commissioners  have  advanced  nearly  ^1,500,000  to. 
various  companies  and  societies  for  the  erection  of  workmen's  dwellings. 

Those  who  have  had  experience  of  asking  for  loans  of  this  kind,  say 
that  the  absence  of  red  tape  and  needless  restrictions  on  the  part  of 
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the  Public  Works  Loans  Commissioners  is  in  marked  contrast  to  the 
practice  of  other  Government  departments  dealing  with  loans  to 
municipalities. 

A  brief  outline  of  the  nature  of  the  work  being  done  abroad 
cannot  fail  to  be  instructive  to  those  contemplating  similar  methods  in 
Great  Britain.  The  countries  in  which  house  building  associations 
have  flourished  most  are  Belgium  and  Germany.  Little  has  been  done 
in  France,  and  less  in  Italy. 

Belgian  Savings  Banks  and  Loans  to  Building  Associa- 
tions.—The  Belgian  Savings  Bank  is  not  limited  to  securing  the  safe 
custody  of  the  workers'  money,  but  is  utilised  in  stimulating  the 
production  of  houses,  and  supplying  the  needs  of  the  class  which  has 
contributed  its  funds.  This  it  does  by  lending  lo  per  cent,  of  its  funds 
to  (i)  joint  stock  companies  and  (2)  co-operative  societies,  established 
for  the  purpose  of  providing  or  facilitating  the  provision  of  workmen's 
dwellings.  The  advances  are  made  to  societies  under  the  "Companies 
Law,"  but  they  must  not  have  a  dividend  over  3  per  cent.,  and  they 
must  carry  capital  to  a  reserve  fund.  The  loans  are  limited  to  houses 
on  f  acre  of  ground,  and  the  value  of  the  building  and  site  must  not 
exceed  ^220.  Applications  for  loans  must  be  made  through  the 
"Committees  of  Patronage,"  which  consist  of  competent,  independent 
men  chosen  in  each  locahty  to  look  specially  after  housing  and  sanitary 
matters.  Co-operative  societies  can  borrow  only  a  limited  amount  of 
money,  proportioned  to  the  value  of  the  houses  which  they  own,  or  have 
mortgage  claims  upon. 

In  the  case  of  joint  stock  companies,  the  bank  is  permitted  to  make 
-advances  to  the  amount  of  one-half  of  the  share  capital  subscribed,  but 
not  paid  up.  Thus,  a  company  with  a  capital  of  100,000  francs,  of 
which  10,000  francs  are  paid  up,  may  borrow  45,000  francs  from  the' 
bank,  so  as  to  begin  with  a  working  capital  of  55,000  francs.  In  other 
■words,  100  francs  paid  up,  will  secure  power  to  borrow  500  francs. 

There  are  two  kinds  of  societies  at  work. 

Societes  de  Credit  (credit  societies)  simply  borrow  and  relend  to 
their  members.  They  are  favoured  by  loans  at  3  per  cent.,  so  as  to 
encourage  individual  ownership  rather  than  renting  "companies." 

Societes  de  Construction  (constructing  societies)  are  such  as  build, 
purchase,  sell,  exchange,  and  let  houses.  They  have  to  pay  3J  per 
cent,  interest. 

Constructing  societies  have  to  pay  into  a  sinking  fund  till  the  loan 
is  reduced  to  half  the  value  of  the  building.  The  remainder  may  be 
held  on  mortgage  as  a  permanent  investment. 

Up  to  April,  1902,  the  various  Credit  Societies  had  received  advances 
irom  the  Savings  Bank  as  follows  : — 


106  Joint  Slock  Companies,  about 
8  Co-operative  Societies,  about  - 


francs. 
41,000,000 
2,500,000 
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At  the  same  time,  the  Constructing  Societies  had  received  advances 
as  follows : — 


The  total  number  of  loans  granted  by  the  Societies  up  to  1902  was  for: 
Joint  Stock  Companies     -----  18,243 
Co-operative  Societies  9°3 

and  of  loans  of  the  first  kind,  14,703  were  additionally  secured  by  life 

insurance,  and  785  of  the  second  kind. 

House  Purchase  Combined  with  Life  Insurance.— Working 
men  borrowing  money  from  credit  societies,  may  repay  loans  in  two 
ways,  either  by  terminable  rent  charge  at  4  per  cent.,  plus  about  2  2-5th 
per  cent,  sinking  fund  for  25  years,  or  else  by  an  adapted  method  of 
hfe  insurance.  The  latter  method  is  the  one  most  generally  adopted. 
It  is  best  described  in  the  words  of  M.  Lepreux,  managing  director  of 
the  National  Savings  Bank. 

Suppose  that  a  working  man  wishes  to  acquire  a  house  worth  3,000  francs 
<;^I20).  He  is  required  to  find  one-tenth  of  that  sum,  that  is  300  francs  himself. 
That  done,  he  is  entitled  to  raise  by  loan  from  his  society,  a  sum,  which  according  to 
strict  rule  should  be  9/10  of  2,700  francs.  As  a  matter  of  fact,  after  the  payment  of 
the  first  premium  upon  his  life  insurance,  it  generally  amounts  to  more.  For  if,  to 
state  an  instance,  the  borrower  is  of  the  age  of  30,  and  his  loan  is  to  run  for  215  years, 
the  aunual  premium  payable  in  respect  of  a  sum  of  2,700  francs  will  be  98.85  francs. 
The  loan  which  he  has  received  will  be  increased  by  nearly  that  amount,  and 
accordingly,  come  to  be  nearer  2,800  francs  than  2,700  francs.  It  should  be  easy  to 
understand  why  this  is  so,  if  it  is  borne  in  mind  that  the  premium  is  payable  every 
year  in  a  lump  sum  at  the  beginning  of  the  year.  Since  our  working  man  needs  all 
the  300  francs  that  he  is  supposed  to  be  possessed  of  for  the  acquisition  of  his  site, 
the  credit  society  will  necessarily  have  to  advance  the  first  premium,  and  so  bring  up 
its  loan  by  the  same  amount.  Suppose  that  the  sum  borrowed — and  secured  only  by 
mortgage — is  only  2,700  francs,  the  borrower's  account  will,  in  the  event  of  his  death, 
while  his  debt  is  still  running,  close  with,  to  him,  an  adverse  balance.  That  means 
that  his  house  will  not  have  been  fully  paid  for,  and  his  widow  will  remain  the 
society's  debtor.  Such  contingency  it  is  most  desirable  to  avoid.  And  to  avoid  it, 
it  is  that  the  combined  method  of  mortgage  debt,  coupled  with  life  insurance,  has 
been  resorted  to. 

We  will  assume  that  the  sum  lent  is  2,800  francs.  The  society  will  secure  itself 
by  a  mortgage  on  the  house,  and  it  will  also  enter  into  a  contract  with  the  Insurance 
Society,  making  itself  the  beneficiary  in  an  insurance  of  the  borrower's  life,  which 
itself  effects,  for  the  sum  named.  Under  this  agreement  it  advances  the  first  premium 
of,  say,  98.36  francs — being  covered  for  the  whole  amount  advanced  by  the  policy. 

The  borrower,  on  his  part,  undertakes  to  pay  to  the  Society,  while  the  debt 
runs : — 

(1)  Interest  on  the  loan,  say  at  the  rate  of  4  per  cent,  ergo  ...       112  francs. 

(2)  The  premium  due  on  the  policy,  say    ...    98  36  francs. 


He  will  discharge  this  debt  by  monthly  payments,  substituting  (by  agreement)  a 
full  franc  for  every  fraction,  that  is,  accordingly,  18  francs  (in  lieu  of  17.53  francs). 


francs. 


33  Joint  Stock  Companies,  about 
I  Co-operative  Society 


2,025,000 
66,500 


210.36 
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To  make  the  matter  fully  clear,  here  is  a  two  years'  account  of  a  supposed 
borrower.    \\  e  will  suppose  that  liie  borrower  died  in  the  third  year. 

'902.                   Di-iiTOR.                   Fr.                  Crkditor.  Fr. 
Jan.     I  Amountadvanced  including                       Monthly  Payments. 

first  insurance  premium      2,800    18  x  12    216 

Dec.  31  Accrued  interest                         112    Balance  remaining  due  !!!  2,096 


1903. 

Jan.    I  Balance  carried  over 

Insurance  premium 
Dec.  31  Accrued  interest  ... 


1904. 

Jan.    I  Balance  carried  over 

Insurance  premium 
Dec.  31  Accrued  interest  ... 


Fr.  2,912 

Monthly  Payments. 

.  2,696.00    18  X  12   

98.36  Balance  remaining  due 
•     III. 77 


Fr.  2,912 

216.00 
2,690.13 


Fr.  2,906.13 

...  2,690.13 

...  98.36 

...  III. 54 


Balance  due  to  borrower 


2,900.03 
115.97 


Monthly  Payments. 

18  X  12   

Death  of  borrower  in 

December. 
Payment  of  insurance 


Fr.  2,906.13 
216.00 


2,800.00 


Fr.  3.016.00  Fr.  3,016.00 

It  will  be  seen  that,  upon  the  occurrence  of  the  borrower's  death,  not  only  is  his 
account  fully  balanced,  but  his  widow  becomes  entitled  to  a  balance  in  cash  of 
115.97  francs. 

There  appears  to  be  no  occasion  for  insisting  upon  the  benefit  which  is  bound  to 
result,  alike  to  lending  societies  and  to  the  families  of  borrowers  from  resort  to  the 
combined  method  of  repayment  and  life  insurance.  But  it  may  be  as  well  to  point 
out  tliat  those  advantages  are  purchased  at  the  cost  only  of  a  very  slight  addition  to 
the  ordinary  redemption  charges.  In  the  above  case  the  borrower  is  taken  to  pay  at 
the  rate  of  18  francs  per  month.  Without  insurance  he  would  have  had  to  pay  15 
francs  (including  sinking  fund).  The  difference,  accordingly,  is  only  3  francs,  say  75 
centimes  {jM. )  per  week. 

In  Holland,  municipalities  are  authorised  to  assist  the  provision 
of  workmen's  dwellings  by  means  of 

(a)  Grants  of  land  to  serve  as  sites. 

(d)  Facilities  in  respect  of  the  formation  of  new  streets  and 
sewers. 

(<r)  Loans  of  money  at  low  interest,  which  may  be  obtained  from 
the  Government  if  the  Municipality  is  deficient  in  funds. 

They  are  empowered  to  effect  compulsory  purchase  of  houses  unfit 
for  human  habitation  at  the  value  of  the  materials  only. 

They  can  also  prescribe  plans  which  have  to  be  followed  in  building. 

A  new  law  has  just  been  passed  enabling  co-operative  and  other 
building  associations  to  borrow  money  at  low  interest  from  public 
sources. 

GERMAN  HOUSING  ASSOCIATIONS. 

The  social  legislation,  which  has  in  Germany  secured  pensions  for 
old  age  and  permanent  disablement  to  working  men,  has  in  the  process 
at  the  same  time  accumulated  enormous  sums  of  money  which  might 
be  made  serviceable  in  providing  plentiful  and  cheap  credit.  As  sanitary 
and  cheap  dwellings  must  mean  less  illness  and  premature  decay  to 
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working  men,  it  was  only  natural  that  one  of  the  first  uses  to  which  this 
fund  was  put  was  to  lend  money  for  assisting  the  provision  of  workmen  s 
dwellings. 

At  first  the  directors  tried  lending  money  direct  to  workmen,  but 
this  was  inconvenient  and  inefficient.  Next  they  tried  lending  it  to 
employers,  rate  levying  corporations,  and  local  savings  banks.  in  the 
end,  it  was  decided  to  transfer  part  of  the  initiative  in  assisted  house 
building  to  co-operative  housing  associations. 

The  various  funds  may  now,  it  they  chose,  invest  the  whole  oi  the 
money  collected  in  housing  operations— namely,  one-half  within  the 
Trustee  Funds  limit,  and  the  other  half  beyond. 

Co-operative  Building  Associations  in  Germany  have 
advanced  by  leaps  and  bounds  since  1890.  At  the  close  of  1889,  there 
were  only  38  of  these  societies,  with  property  probably  worth  only  about 
;^ioo,ooo.  Now  there  are  420  such  societies,  which  have  created  house 
property  of  a  value  exceeding  ^3,000,000. 

Two  of  the  most  active  societies  are  those  of  Dusseldorf  and 
Frankfort,  whose  work  consists  of — 

(a)  The  diffusion  of  information  on  housing  matters ; 
(h)  The  giving  of  practical  advice ; 

{c)  The  conduct  of  enquiries  into  various  housing  cases  and 
problems ; 

{d)  The  collection,  preparation,  and  supply  of  designs,  rules,  and 
other  materials  for  general  use. 

These  societies  get  advances  up  to  97  per  cent.  Employers  of  labour 
take  shares  and  debentures  in  them.  Corporations  are  able  to  take 
shares,  and  to  exempt  from  stamp  duties,  law  costs  in  court,  and  certain 
taxes  those  societies  which  will  limit  their  dividends  to  4  per  cent.,  and 
sell  only  to  their  own  members. 

They  can  borrow  money  on  mortgage  at  from  3  to  3^  per  cent. 
The  Prussian  Government,  which  has  expended  1,000, 000  since  1895 
in  aidmg  the  supply  of  dwellings  for  its  workmen,  has  laid  out  fully  a 
third  of  this  through  building  associations,  and  smaller  amounts  have 
been  similarly  spent  by  the  other  German  Governments.  The 
advantages  of  such  an  intermediary  in  connection  with  house  building 
and  management  are  obvious  in  the  case  of  dwellings  built  for  the 
employees  of  large  industrial  undertakings.  Instead  of  the  workman 
being  liable  to  be  turned  out  of  his  house  in  the  event  of  differences 
with  his  employer,  he  is  secure  in  his  home  so  long  as  he  pays  his  rent. 
He  can  also  have  a  voice  in  the  management  of  the  building  scheme, 
and  will  thus  take  greater  interest  in  the  property. 

It  may  be  added,  however,  that  there  are  many  limitations  and 
possible  dangers  attending  the  Building  Association  movement,  and 
the  contention  is  already  popular  and  growing  in  favour  that  muni- 
cipalities should  do  more  in  the  matter  of  housing.     As  a  rule, 
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municipal  house  building  in  Germany  has  been  simply  for  municinal 
employees,  but  one  or  two  interesting  schemes  have  been  earned  out 

Dusseldorf  is  a  German  city  with  a  population  of  200,000,  and  it 
presents  many  mteresting  features  well  worthy  of  imitation.  So  far  as 
workmen  s  houses  themselves  are  concerned  little  is  to  be  learned 
inasmuch  as  they  are  of  the  Scotch  block  or  tenement  house  type  with 
shops  on  the  ground  floor.  Municipal  houses,  which  are  much 
sought  after,  have  been  erected  in  Louisenstrasse  at  22/-  per  month  for 
two  rooms,  and  30/-  per  month  for  three  rooms. 

The  Trade  Union  Societies  have  erected  similar  houses  on  the 
municipal  model.  They  provide  a  kitchen,  which  is  kept  very  clean  • 
a  bedroom,  generally  with  two  beds ;  a  living  room,  with  provision  for 
sleeping  accommodation  ;  and  a  neat  little  scullery.  The  stoves  are  of 
iron,  either  enamelled  or  faced  with  earthenware,  and  they  stand  in  the 
room  with  a  pipe  outlet  instead  of  the  usual  fireplace  and  chimney  flue 
which  are  always  found  in  England. 

Dusseldorf  has  much  greater  freedom  than  English  cities  in  carrying 
out  housing  and  improvement  schemes,  inasmuch  as  the  municipality 
IS  not  hampered  by  central  red  tape ;  it  can  borrow  freely  for  100  years 
or  more,  and  it  can  acquire  land  conipulsorily  in  connection  with 
improvement  schemes  by  the  simple  process  of  asking  for  the  appoint- 
ment of  an  independent  arbitrator,  who  hears  the  case  for  the  Council 
and  the  owner,  and  fixes  the  price  ;  the  whole  without  any  Parliamentary 
or  State  veto. 

In  one  respect  it  is  on  the  lines  of  the  proposed  Garden  Cities,  as 
the  numerous  factories  are  placed  in  the  outskirts,  isolated  to  a  great 
extent  from  the  dwelling  houses,  which  are  situated  among  squares, 
promenades,  trees,  gardens,  and  a  large  park  in  the  centre,  and 
connected  by  electric  tramways,  so  that  the  workmen  go  out  of  the 
centre  where  they  live  to  the  outskirts  where  they  work,  for  a  maximum 
fare  of  one  penny  at  any  time  during  the  day. 

At  Frankfort-on-Main  the  International  Building  Society  has 
beeri  formed,  and  has  acquired  and  prepared  24  acres  of  land  by 
making  the  roads,  sewers,  etc.  The  municipality  guarantees  interest  on 
the  shares  of  the  Company  at  4  per  cent.,  and  after  exercising  from  the 
first  a  direct  control  over  the  Company,  it  acquires  bit  by  bit  the  whole 
of  the  Company's  interest. 

This  parent  company  constructs  the  streets,  and  will  maintain  them 
for  five  years.  It  has  also  agreed  to  construct  for  the  sum  of  p^'i 55,800, 
100  three  room  dwellings  at  ^^27  per  annum,  400  two  room  dwellings 
at  ;^i8  per  annum,  92  two  room  dwellings  in  the  mansards  at  ^16  los. 
per  annum,  170  one  room  dwellings  at  ^9  8s.,  or  a  total  of  772 
dweUings  with  1,454  rooms  at  an  average  cost  of  ;^io7  per  room,  and 
let  at  3s.  8d.  per  room  per  week.  It  does  this  by  promoting  a  'sub ' 
company,  with  limited  liability,  and  a  capital  of  ;j^45,ooo.  This  latter 
company  undertakes  to  construct  the  dwellings  within  three  years,  and 
the  iVlunicipality  guarantees  interest  at  4  per  cent,  on  ^170,000 
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debentures  issued  by  it,  thus  securing  a  total  capital  of  ^215,000. 
The  town  at  once  acquires  shares  for  ^5,45°  i"  this  company,  so  as  to 
exercise  its  influence  in  the  Council'  of  Administration,  and  it  also 
secures  a  further  share  in  the  benefits  of  the  company  as  follows  :— 

(a)  From  1904  to  1935,  a  fixed  sum  of  £300  a  year  must  be 
^rst  paid  to  the  town,  and  after  payment  of  a  maximum 
dividend  of  4I  per  cent.,  the  balance  must  also  go  to 
the  town. 

(d)  The  extinction  of  the  loan  can  be  effected  in  1909,  after  six 
months  notice,  and  mus^  in  any  case  be  begun  in  1935  at 
the  rate  of  one  per  cent.,  and  must  be  completed  in  40 
years.  Thus  in  76  years  at  the  outside  the  town  will 
acquire  everything. 

The  total  area  of  the  land  is  24  acres,  of  which  about  8  acres  are 
reserved  for  streets  and  places,  and  16  acres  for  building.  Only  12 
acres  is  used  for  workmen's  dwellings,  and  the  land  forms  the  subject  of 
the  contract  with  the  town.  The  other  4  acres  are  left  to  the  Inter- 
national Building  Society  to  put  up  what  buildings  it  pleases. 

SUNDRY  HOUSING  SCHEMES- 

At  Nuremberg,  57  dwellings  have  been  recently  built  in  a  similar 
way  for  municipal  employees,  at  a  cost  of  18,570.  Each  dwelling 
consists  of  a  rez  de  chanssee  and  two  storeys.  Each  storey  has  two  or 
three  rooms  and  a  kitchen.  The  town  lent  the  capital  at  P^r  cent., 
and  gave  the  site  at  the  nominal  price  of  50  pfennigs  a  square  foot, 
with  roads  and  sewers  complete.  The  rents  are  fixed  to  cover  the  cost 
of  construction  and  maintenance  only.  The  town  will  systematically 
purchase  shares  until  it  has  more  than  half.  It  exercises  control  over 
the  rents  and  general  management. 

Many  of  these  associations  in  the  provinces  have  copied  what  is 
known  as  the  Mulhouse  type  of  house. 

The  Mulhouse  type  of  Dwellings  consists  of  four  hou?es  in 
the  centre  of  a  plot  of  ground  grouped  together  at  the  angles  of  the 
structure,  and  separated  by  interior  walls  at  right  angles,  thus  giving  two 
exposures  to  each  house,  and  permitting  openings  on  two  sides,  a  kind 
of  modified  back  to  back  dwelling.  The  plot  of  ground,  containing 
about  1,800  square  feet,  of  which  the  building  occupies  350  square  feet, 
is  also  divided  into  four  parts.  Each  house  is  two  storeys  high,  and 
the  exterior  walls  are  covered  with  rough  mortar.  Each  house  is  ao^ft. 
by  17ft.,  and  contains  four  rooms  with  an  attic  and  cellar.  The  cost  of 
building  is  about  ^100  per  house,  and  the  cost  of  site,  £10.  The 
rent  is  about  3s.  per  week.  Other  houses  are  built  grouped  as  above, 
but  have  only  one  storey. 

The  tenants  may  become  proprietors  in  fifteen  years  by  paying  about 
IS.  3d.  per  week  extra  on  their  rents.  The  sale  of  houses  has  had  an 
unfortunate  effect,  inasmuch,  as  after  a  time,  usurers  got  possession  of 
marv  and  exploited  future  tenants  for  all  that  could  be  got  from  them. 
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Overcrowding  has  been  prevalent,  no  less  than  7,642  persons  living  in 
1,028  houses,  one  third  of  which  were  of  only  one  storey. 

The  great  Krupp  firm  at  Essen  have  erected  dwellings  of 
various  types  for  nearly  30,000  persons  at  Essen  in  connection  with 
their  factories.  They  shew  a  steady  improvement  in  type  and  appearance 
from  the  ugly  blocks  of  the  early  years  to  the  more  modern  houses 
artistically  built  for  two  families,  and  surrounded  by  garden  space,  trees 
and  flowers.  The  colony  at  Alfredshof,  for  aged  or  convalescent  workers, 
is  very  artistic,  and  to  a  great  extent  similar  to  Bournville. 

Taking  two  typical  dwellings,  we  find  that  a  semi-detached  dwelling 
contains  the  following  provisions  for  each  of  two  families  : — 

Living  room,  173  square  feet ;  kitchen,  195  square  feet;  two  bed- 
rooms, 154  to  195  square  feet. 

The  cost  of  the  houses  is  ^^468  the  pair;  that  is,  j^sS^  per  room, 
or  £4  per  square  metre  of  floor  space,  or  10/2  per  c.c.  in  space. 

An  ordinary  four-roomed  cottage  cost  from  ;^,i5  to  ^^25  for  site, 
and  ;^i85  for  building,  or  a  total  of  about  ;;^2io.  The  rent  varies 
from  4/-  to  4/6  per  week,  without  taxes,  etc. 

At  Noisiel,  in  France,  M.  Menier  has  provided  295  semi- 
detached cottages  for  his  workpeople.  The  houses  are  two  storeys  high, 
and  are  built  of  brick  on  a  foundation  of  stone,  with  tiled  roofs.  They 
are  situated  on  lots  about  100  feet  square,  leaving  open  space  at  the 
side  and  rear  for  a  vegetable  garden.  The  accommodation  consists  of 
a  cellar,  kitchen,  living  room,  and  two  bedrooms,  with  an  attic  for 
storage.  A  shed  is  erected,  as  an  annex,  in  the  rear,  from  which  a  door 
opetis  into  the  kitchen.  The  cubic  space  of  a  kitchen  and  three  bed- 
rooms is  about  5, 125  cubic  feet.  The  cost  per  cottage  was  about  ^^200, 
and  the  rent,  which  is  fixed  at  about  3  per  cent,  gross,  is  2/4  per  week. 
The  land  tax,  at  12/3  per  annum,  the  door  and  window  tax,  at  15/-  per 
annum,  and  other  charges,  which  amount  to  about  ^  half  of  the  gross 
rental,  are  borne  by  the  owner,  who  also  furnishes  water,  provides  free 
schools  for  children,  free  medical  attendance  and  relief,  besides  b;iths 
and  literary  and  musical  entertainments,  at  a  cost  of  over  ;^2,5oo  per 
annum. 

The  tenants  are  not  allowed  to  become  purchasers,  as  the  proprietor 
thinks  they  would  in  time  get  into  the  wrong  hands,  and  in  any  case  it 
would  be  impossible  for  him  to  secure  their  proper  use.  As  an  alternative 
to  this,  rents  are  lowered,  according  to  a  fixed  scale,  after  ten,  fifteen, 
and  twenty  years'  service.  These  cottages  have  been  built  and 
maintained  from  philanthropic  motives,  but  the  proprietor  believes  that 
the  results  which  have  been  reached  fully  justify  the  expenditure  on 
economic  grounds. 

A  careful  examination  of  the  cost  of  building  and  cost  of  sites  in 
Continental  countries  shews  that  they  are  only  slightly  lower  than  in 
England.  They  bear,  in  fact,  just  about  the  same  proportion  to 
wages. 
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CHAPTER  XX. 

MISCELLANEOUS  PROPOSALS  AND  INFORMATION. 

The  various  proposals  for  dealing  with  the  House  Famine  arrange 
themselves  mainly  under  the  six  following  heads  : — 

1.  — Cheaper  money  and  more  of  it. 

It  has  been  frequently  pointed  out  in  the  foregoing  pages  (especially  pp.  160-165) 
how  the  annual  payments  for  interest  on  and  repayment  of  money  borrowed  by  local 
authorities  for  housing  purposes  vary  from  40  to  60  per  cent,  of  the  rent,  and  are 
far  in  excess  of  what  they  might  be  and  ought  to  be.  The  required  cheapness  may 
be  effected  in  two  respects.  The  more  important  and  effective  of  these  is  the  issuing 
of  Government  housing  loans  at  a  low  rate  of  interest,  but  while  public  opinion  is 
rapidly  growing  in  favour  of  this  proposal,  it  has  not  secured  so  much  Parliamentary 
and  official  support  as  the  less  important  proposal  of  extending  the  period  ol 
repayment.  It  is,  however,  gratifying  to  note  that  while  there  was  a  large  increase 
for  the  year  1901-2  in  the  rate  of  borrowing  under  Part  III  of  the  Act  of  1890,  there 
was  also  a  slight  increase  in  the  length  of  the  period  granted  for  repayment. 

The  figures  are  as  follows  for  the  year  1901-2  (exclucling  London)  :— 

7  loans  for  land  purchase,  60  years          -          -  -  43-645 

'                                        CO                   -           -  .  161, 

16  for  erection  of  buildings,  40  years           -  -  229,751 

■  6    „             „                „         30    „    and  under  -  33.424- 

ToTAL       -  -  ^468,352 

If  this  sum  is  compared  with  ;^82S,829  borrowed  during  the  preceding  ten  years 
it  must  be  admitted  that  some  municipalities  are  rapidly  becoming  more  alive  to  a 
sense  of  their  duties  in  respect  of  the  housing  of  the  people,  and  that  even  the  red 
tape  of  the  central  government  is  somewhat  relaxed. 

2.  — Cheaper  land  and  more  of  it. 

Attention  has  been  frequently  directed  to  the  excessive  cost  of  much  of  the  land 
that  has  been  used  for  housing  purposes,  but  it  is  equally  important  to  bear  in  mmd 
how  very  limited  in  quantity,  even  in  country  districts,  is  the  land  allocated  for  the 
sites  of  workmen's  dwellings. 

The  various  proposals  for  securing  large  quantities  of  land  for  sites  at  lower 
prices  are  dealt  with  hereafter,  but  it  is  necessary  to  point  out  that  the  acquisition  of 
such  sites  ought  to  precede  or,  at  any  rate,  accompany  any  measures  under  the  next 
heading. 

— Cheaper  transit  and  more  of  it. 
In  the  preceding  chapter  this  aspect  of  the  question  has  been  very  fully  gont 
into,  and  will  not  need  to  be  further  referred  to  here  except  to  emphasise  the  extreme 
importance  of  securing  that  it  should  go  hand  in  hand  with  schemes  of  land  purchase 
on  a  very  large  scale  in  the  outer  areas. 

4.  — Cheaper  building,  and  more — of  the  right  kind. 

It  has  been  shewn  in  pp.  157-160  and  elsewhere  that  cheap  land  is  essential  to 
the  erection  of  cheap  types  of  houses,  and  it  only  remains  to  urge  that  facilities  should 
be  given  for  the  encouragement  of  all  building  agencies,  individual,'  co-operative, 
and  municipal,  so  long  as  they  will  erect  houses  of  a  suitable  type  and  let  them  at 
reasonable  rents. 

5.  — Complete  or  partial  exemption  of  workmen's  dwellings  from 
rates  and  taxes. 
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The  removal  of  taxes  from  food  has  cheapened  the  price,  added  to  the  quantity 
a.id  improved  the  quality  of  that  consumed  by  the  working  classes.    It  is  equa S 
^ShT.^  f--^"^  dwellings  would  tend  to  cheapen  ihe  pS 

add  to  the  quantity,  and  improve  the  quality  of  the  rooms  used,  and  therefore  the  aiJ 
consumed  by  the  workmen  and  their  families. 

It  has  already  been  shewn  that  from  15  to  30  per  cent,  of  the  rents  of  workmen's 
dwellings  consists  of  rates  and  taxes,  and  it  is  suggested  that  partial  exemption  from 
these  charges  should  be  granted  on  a  sliding  scale  (varying  inversely  as  the  rental)  to 
municipalities,  companies,  landowners,  and  others,  letting  sanitary  cottages  below  a 
certain  standard  rental  per  cubic  foot  of  air  space  supplied.  In  order  to  provide  the 
local  and  national  revenue  thus  lost,  it  is  suggested  that  the  money  should  be  obtained 
by  a  tax  on  land  values,  or  by  a  municipal  sur  tax  on  the  Death  Duties. 

6.— Municipalities  should  be  assisted,  encouraged,  and  compelled 
to  take  action  under  all  parts  of  the  Housing  and  Sanitary  Acts. 

A  number  of  suggestions  have  been  made  in  the  foregoing  pages  as  to  the  ways 
in  which  this  may  be  done,  but  it  is  essential  that  some  responsible  central  body 
preferably  a  permanent  Housing  Commission,  should  be  formed,  and  charged  wdth 
the  inspection,  direction,  and  ultimate  control  of  all  forms  of  housing  work. 

TAXATION  OF  LAND  VALUES. 

Of  all  purely  legislative,  as  distinguished  from  administrative, 
housing  reforms,  the  one  that  finds  most  favour  among  politicians  is 
that  embodied  in  the  proposal  to  levy  rates  and  taxes  on  land  values. 
The  present  method  of  raising  local  revenue  is  by  rates  levied  on  the 
total  ratable  value  of  occupied  premises,  i.e.,  the  value  of  the  premises 
as  a  whole,  land  and  buildings  together,  if  occupied.  The  proposal  is 
to  make  a  separate  assessment  of  land  values,  i.e.,  the  values  of  sites, 
irrespective  of  the  buildings  upon  them,  and  to  transfer  the  burdens  of 
local  rates  on  to  such  land  values. 

It  is  claimed,  in  the  first  place,  for  this  measure,  that  it  will  break 
down  the  "  corner  "  which  is  unduly  inflating  the  prices  of  urban  land ; 
and,  in  the  second  place,  that  it  will  reduce  rents  by  relieving  buildings 
of  that  charge  for  rates,  which,  as  has  been  shewn  in  Chapter  XIV., 
varies  from  id.  to  i/-  per  room  per  week,  and  averages  in  most  urban 
districts  outside  London  about  1/6  per  dwelling  per  week. 

The  practicability  of  a  separate  land  assessment  has  been  often 
debated,  but  it  is  a  very  common  thing  for  it  to  be  made  in  actual  fact. 
As  to  the  amountof  incomethat  would  bederived  therefrom,  it  is  estimated 
that  while  the  total  rates  of  London  are  about  1,000,000  per  annum, 
its  annual  value  is  about  ;^i6,ooo,ooo,  and  its  total  ratable  value  in 
land  and  buildings,  about  ;^44,ooo,ooo.  In  the  case  of  smaller  towns, 
it  may  be  assumed  that  the  site  value  is  about  one-fifth  of  the  total 
ratable  value,  so  that  if  all  site  values  were  rated,  the  ordinary  occupiers 
would  have  their  rates  reduced  by  from  is.  to  2s.  in  the 

How  the  Rating  System  affects  Building  and  Rents. — 

The  way  in  which  it  is  claimed  that  this  reform  will  operate,  may  best 
be  described  by  the  following  extracts  from  a  leaflet  issued  by  the 
Liberal  PubHcation  Department  at  the  last  General  Election. 

If  we  pass  through  the  outskirts  of  any  of  our  great  centres  of  population,  we  see 
pieces  of  land  left  practically  derelict,  with  perhaps  an  old  horse  grazing  there 
disconsolately,  or  a  few  hens  investigating  a  rubbish  heap.  A  little  further  we  see 
houses  being  built  and  roads  being  laid  out.  We  know  that  still  more  houses  are 
badly  wanted,  and  we  wonder  why  the  land  between  is  not  being  utilised. 
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One  of  the  reasons  is  that  it  is  the  policy  of  many  of  the  owners  of  such  land  to 
"hold  it  for  the  rise."  And  this  policy  is  directly  encouraged  by  our  present  system 
of  rating,  which  classes  such  land  as  agricultural,  and  rates  it  on  that  basis  at  (say) 
£3  or  an  acre,  while  it  could  be  let  for  building  at  /50  or  ^^^loo  an  acre,  and  is 
daily  acquiring  a  bigger  and  bigger  value  owing  to  the  increasing  pressure  ot 
population.  And  even  the  amount  of  the  rates  on  the  agricultural  value  of  such 
property  has  been  reduced  by  half  by  the  Agricultural  Rating  Act.  If  the  land  is  not 
in  occupation  at  all,  it  is  marked  "void"  in  the  Rate  Book  and  pays  no  rates 
whatever. 

In  consequence  of  the  immunity  from  rates  granted  to  land  which  is  withheld 
from  use,  the  price  of  building  land  everywhere  is  artifidally  enhanced.  At  the  same 
time  the  crushing  burden  of  rates  which  is  imposed  as  soon  as  the  land  is  built  on, 
further  increases  the  amount  which  has  to  be  paid  by  occupiers  of  houses. 

Take  an  imaginary  but  typical  instance  to  show  the  working  of  the  present 
system.  Take  two  acres,  side  by  side,  somewhere  on  the  outskirts  of  a  growing 
neighbourhood.    Call  one  Blackacre,  the  other  Whitacre. 

The  two  acres,  land  for  land,  site  for  site,  are  similar,  and  each  could  be  let  for 
building  at,  say,  ;i^30  per  year. 

Blackacre  is  being  held  idle.  It  could  be  let  for  building  at  ;^30  a  year,  but  the 
owner  prefers  to  stand  out  for  a  fiirther  rise.  Meanwhile,  its  grazing  value  is  £2,,  and 
it  is  rated  at  ^3.  Rates  are,  say,  5s.  in  the  £  ;  Ss.  in  the  on  ;,^3  =  15s. 
Half  of  this  amount  is  remitted  by  the  Agricultural  Rating  Act,  and  Blackacre  pays 
7s.  6d.  in  rates. 

Now  turn  to  Whitacre.  The  land  value  is  the  same,  viz.,  ;!^30  per  annum.  But 
the  owner  of  Whitacre  has  had  ten  houses  built  on  it— say,  ten  cottages,  the  ratable 
value  of  each  is,  say,  £2^  gross,  £20  net.  The  total  ratable  value  of  Whitacre  thus 
becomes  £200.    And  its  rates  at  53.  in  the  £  will  amount  to  ;^50. 

Whitacre,  with  a  land  value  of  £^0,  has  to  pay  £so  in  rates  ;  Blackacre,  with 
the  same  land  value  pays  7s.  6d. 

The  owner  of  Blackacre,  for  his  services  in  holding  up  his  land  for  a  speculative 
profit,  is  rewarded  by  exemption  from  rates  ;  the  owner  of  Whitacre,  for  allowing 
houses  to  be  built  on  his  land,  is  fined  to  the  tune  of  ;^SO  per  annum.  Such  a 
burden,  of  course,  immensely  increases  the  cost  of  occupying  the  houses  that  are  built. 

The  result  is  that  only  such  land  can  be  developed  and  let  for  building  as  is 
suitable  for  houses  which  command  a  rent  high  enough  to  cover  the  amount  of  the 
taxes,  and  much  land  that  is  suitable  for  cheap  houses,  such  as  are  required  by  the 
working  classes,  cannot  be  utilised.  This  is  really  bad  for  landowners  themselves  as 
a  class,  because  the  development  of  building  estates  is  hindered  and  the  period  of 
"ripening"  is  unduly  prolonged.  It  may  be  advantageous  for  the  owners  of  central 
sites  that  progress  and  development  on  the  outskirts  should  be  arrested,  but  it  is  bad 
for  everybody  else,  including  the  owners  of  land  on  the  outskirts. 

Thus  do  our  present  rates  penalise  and  deter  development  where  it  is  most 
necessary,  while  they  protect  the  policy  of  obstruction,  whether  it  is  due  to  the  greed 
of  the  speculator  or  the  selfishness  of  the  dog-in-the-manger. 

What,  then,  is  the  remedy?  The  remedy  is  simple.  For  our  present  rates  we 
should  substitute  the  taxation  of  Land  Values.  An  assessment  must  be  made  of  the 
unimproved  value  ot  land  everywhere,  i.e.,  the  value  of  the  land  apart  from  any 
buildings  or  fixtures  or  improvements.  The  tax,  then,  must  be  levied  on  the  true 
land  value,  whether  the  land  is  in  actual  occupation  or  not,  and  whether  or  not  it 
happens  at  that  moment  to  be  "  ripened  "  for  sale  in  building  plots. 

Under  the  pressure  of  the  tax,  more  land  would  be  thrown  on  to  the  market, 
and  land  everywhere  would  be  obtainable  on  easier  terms  by  those  who  wish  to  use 
it.    Sites  now  unused  would  be  put  to  fuller  use. 

If  land  were  taxed  according  to  its  true  value,  there  would  be  a  re-adjustment 
of  the  burden  of  taxation  as  between  different  districts,  which  would  have  a  most 
beneficial  influence  in  stimulating  building  enterprise.  Heavier  taxation  would  fall 
on  the  fully  developed  sites  at  the  centre,  while  the  outer  districts  would  be  relieved 
from  the  burden  which  now  hampers  this  development. 
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.<  .  ui  »^  't''^  ^"  illustration.  Suppose  two  properties-each  of  the  present 
ra  able  value  of  ;^ioo,  one  of  th-^m  in  a  central  position,  the  other  on  the 
outskirts.  U  we  were  to  separate  the  ;^'ioo  ratable  value  in  the  two  cases  into  its 
compontnt  parts,  we  should  find  that  the  land  value  and  the  building  value  bore  a 
diHerent  proportion  to  one  another  in  the  two  cases.  On  the  outskirts  the  land  value 
would  be,  say  ;^20,  and  the  building  value  ;^8o.  At  the  centre  the  land  value  would 
be  £So  and  the  building  value  £20.  At  present  they  are  both  rated  on  the  same 
value,  ^100.  If  land  value  were  substituted  for  "ratable'^  value  for  the  purposes 
of  local  taxation,  the  central  premises  would  pay  on  ;^8o,  and  the  suburban  on  only 
£20.  The  advanta<;e  of  this  change  would  be  twofold.  The  increased  burden  would 
be  no  harm  to  the  fully  developed  central  site,  which  ought  indeed  equitably  to  bear 
It.  So  far  from  hindering  such  sites  from  being  developed,  the  pressure  of  the  tax 
would  be  salutary  in  securing  that  such  sites  should  be  properly  utilised.  On  the 
other  hand,  the  site  on  the  outskirts,  being  freed  from  a  burden  which  ought  not  to 
be  imposed  on  it,  would  be  developed  in  double  quick  time. 

Again,  we  should  be  freeing  buildings  from  the  burden  or  rates.  By  levying 
rates  on  buildings,  we  make  buildings  dearer,  and  the  inevitable  consequence  is  that 
fewer  are  built.  Under  our  present  system  of  rating,  builders  cannot  afford  to  build, 
because  occupiers  cannot  afford  to  occupy  so  many  or  such  good  houses  as  they  could 
if  buildings  were  not  liable  to  be  rated.  If  we  cease  to  levy  rates  on  the  value  of 
buildings,  we  shall  remove  the  first  of  the  two  main  causes  of  the  dearaess  and 
scarcity  of  houses. 

It  would  be  easier  to  establish  factories  and  works  in  new  positions  without  being 
harassed  by  extravagant  demands  on  the  part  of  landowners,  and  the  expansion  of 
over-centralised  industries  would  reUeve  the  pressure  of  population  in  our  crowded 
centres. 

Similar  view.s  are  put  forward  by  the  Land  Restoration  League,  the 
League  for  the  Taxation  of  Land  Values,  and,  with  certain  modifications, 
by  the  Land  Nationalisation  Society. 

Tax  and  Take  Proposal. — This  last  named  Society,  however,  is 
more  closely  identified  with  the  advocacy  of  a  policy  sometimes 
described  as  "  Tax  and  Take."  Briefiy,  the  suggestion  is  that  all  land 
should  be  assessed  by  its  owner  for  purposes  of  local  and  imperial 
taxation,  and  that  the  State  or  the  municipality  should  have  the  right  to 
purchase  such  land  by  compulsion  on  the  basis  of  its  value  as  thus 
declared  by  its  owner.  A  perfectly  fair  assessment  and  an  equally  fair 
purchase  price  in  the  event  of  its  acquisition  for  public  purposes  would 
thus  be  secured.  If  any  owner  declared  too  low  a  value  so  as  to  escape 
his  fair  share  of  taxation,  the  public  would  be  able  to  buy  the  land  at  a 
very  low  price.  If,  on  the  other  hand,  he  declared  an  excessive  value 
to  prevent  his  land  being  acquired  for  public  purposes,  he  would  have 
to  pay  an  equally  high  contribution  towards  the  rates. 

Rating  of  Vacant  Sites. — The  Royal  Commission  on  the 
Housing  of  the  Working  Classes,  in  1885,  recommended  the  rating  of 
site  values  of  vacant  land  on  4  per  cent,  of  its  selling  value,  and  they 
made  the  following  statements  : — 

Your  Majesty's  Commissioners  must  observe  with  reference  to  Lord 
Shaftesbury's  Acts,  and  to  nearly  every  proposal  for  improving  the 
dwellings  of  the  working  classes,  as  well  as  to  other  local  improvements, 
that  the  present  incidence  of  local  taxation  stands  seriously  in  the  way 

of  all  progress  and  reform  At  present,  land  available  for 

building  in  the  neighbourhood  of  our  populous  centres,  though  its 
capital  value  is  very  great,  is  probably  producing  a  small  yearly  return 
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until  it  is  let  for  building  The  owners  can  thus  afford  to  keep 

their  land  out  of  the  market,  and  to  part  with  only  small  quantities,  so 
as  to  raise  the  price  beyond  the  natural  monopoly  price  which  the  land 
would  command  by  its  position.  Meantime,  the  general  expenditure 
of  the  town  on  improvements  is  increasing  the  value  of  their  property. 
If  this  land  was  rated  at,  say,  4  per  cent,  on  its  selling  value,  the  owners 
would  have  a  more  direct  incentive  to  part  with  it  to  those  who  are 
desirous  of  building,  and  a  two-fold  advantage  would  result  to  the 
community.  First,  all  the  valuable  property  would  contribute  to  the 
rates,  and  thus  the  burden  on  the  occupiers  could  be  diminished  by  the 
increase  in  the  ratable  property.  Secondly,  the  owners  of  the  building 
land  would  be  forced  to  offer  their  land  for  sale,  and  thus  their 
competition  with  one  another  would  bring  down  the  price  of  building 
land,  and  so  diminish  the  tax  in  the  shape  of  ground  rent,  or  price  paid 
for  land  which  is  now  levied  on  urban  enterprise  by  adjacent  land- 
owners, a  tax,  be  it  remembered,  which  is  no  recompense  for  any 
industry  or  expenditure  on  their  part,  but  is  the  natural  result  of  the 
industry  and  activity  of  the  townspeople  themselves. 

A  Prussian  Experiment.— Landed  property  round  the  cities 
in  Prussia  must  be  declared  according  to  its  speculative  value  as 
building  land,  if  it  has  such  value  at  all,  and  a  property-tax  of  i-2,oooth 
part  of  such  value  has  been  levied.  By  the  Act  of  1893,  the  right  of 
levying  land  taxes  has  been  transferred  to  the  Municipahties,  who  are 
empowered  by  the  same  Act  to  assess  the  real  value  instead  of  the 
yield.  The  city  of  Dusseldorf  has  resolved  to  levy  a  rate  of  2  per  mille 
of  the  real  capital  value  of  all  property  within  the  borders  of  the  city. 

From  tables  prepared  by  the  Burgomaster,  it  appears  that  agricultural 
land  close  to  the  building  area  pays  about  five  times  as  much  tax  on 
the  new  basis  as  it  formerly  paid  on  the  old  system. '  Certain  speculative 
building  land,  mostly  used  for  agricultural  purposes,  pays  about  30 
times  as  much  as  formerly.  Certain  workmen's  dwellings  occupied  by 
the  poorer  classes,  on  the  other  hand,  have  had  their  taxes  reduced  by 
about  40  per  cent.  The  average  taxes  of  purely  agricultural  land  are 
also  slightly  lower,  while  large  houses  pay  somewhat  more  than  formerly. 

The  system  of  rating  vacant  land  has  also  been  adopted  by  Breslau, 
Charlottenburg,  Crefeld,  Elberfeld,  Kiel,  Wiesbaden,  and  other  towns. 
In  Breslau,  when  this  method  of  rating  was  begun  in  1900,  the  land 
speculators,  who  had  cornered  suburban  land,  had  to  pay  an  increase  of 
rates  of  1 5, 2 50  a  year.  In  Dortmund,  one  land  speculator,  who  used  to 
pay  3s.,  had  his  rate  raised  to  I"  Halle,  an  owner  of  building  land 

worth  ^55,350,  who  now  pays  a  rate  of  14s.  a  year,  will  have  to 
pay^i^iyg.  It  is  interesting  to  note  that  appeals  against  assessment 
are  less  frequent  than  under  the  old  system.  In  Cologne  there  were 
only  174  appeals  against  30,000  assessments,  where  formerly  there  were 
2,703  appeals  against  21,192  assessments. 

Colonial  Taxes  on  Land  Values. — In  1891  the  New  Zealand 
Government  placed  a  tax  of  id.  in  the  upon  land  values,  heavily 
graduated  against  large  estates,  but  exempting  those  below  about 
;/Cs°°-    I"  iSg6  was  passed  the  Rating  on  Unimproved  Values  Act, 
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which  gave  Municipalities  local  option  in  local  taxation  law.  In  1899 
this  Act  was  amended  so  as  to  become  operative  with  a  bare  majority 
of  those  voting,  and  it  is  now  in  force  in  upwards  of  40  districts. 

In  New  South  Wales  a  tax  of  id.  in  the  on  land  values  was 
imposed  in  1895. 

In  all  cases,  although  the  tax  is  so  small,  building  has  been  decidedly 
stimulated. 

In  Queensland  a  law  was  adopted  in  1890,  making  the  rating  of 
land  values  for  local  purposes  compulsory  throughout  the  Colony.  In 
1893  South  Australia  passed  a  law  giving  local  option  in  the  rating  of 
land  values,  and  this  law  was  strengthened  in  1901.  The  principle  has 
therefore  received  considerable  legislative  endorsement. 

Exemption  of  Municipal  Dwellings  from  Rates.— It  has 

already  been  shewn  that  several  towns,  in  carrrying  out  municipal 
housing  schemes,  have  decided  not  to  burden  the  tenants  with  all  the 
charges  which  the  law  allows  them  to  impose,  and  the  experience  of  the 
little  town  of  Wellington,  in  Shropshire,  may  be  interesting  in  this 
connection.  The  Council  was  evenly  divided  as  to  the  scheme  it  should 
adopt,  and  it  was  agreed  to  obtain  the  decision  of  the  ratepayers  at  a 
town's  meeting.  This  was  held  in  January,  1901,  when  Mr.  J.  W. 
Clift,  Chairman  of  the  Housing  Committee,  explained  the  scheme  in 
its  financial  aspects.  The  principle  he  claimed  was  this : — Granted 
•  that  the  need  for  workmen's  dwellings  was  urgent,  owing  to  the  dearth 
of  houses  and  to  the  unsatisfactory  state  of  many  of  those  in  existence, 
a  danger  to  the  public  health  was  thus  established,  and  ought  to  be 
removed  even  at  some  expense.  It  was,  therefore,  not  unreasonable  to 
ask  the  ratepayers  of  the  town — 

(a)  To  allow  a  slight  charge  on  the  rates  during  the  first  year  {i.e.,  during 

construction  and  until  the  rents  began  to  be  available),  and 

(b)  To  permit  the  rates  chargeable  on  the  houses  to  be,  so  to  speak,  ear- 

marked for  the  purpose  of  making  good  the  annual  deficiency  that 
would  otherwise  arise.  As  a  fact,  the  amount  of  the  urban  rates  just 
enables  the  balance  sheet  to  be  struck  without  any  direct  charge  on  the 
rates. 

In  other  words,  the  ratepayers  were  asked  to  forego  the  mcreased 
receipts  to  the  rate  fund  which  would  have  accrued  had  the  houses 
been  built  by  private  enterprise,  on  condition  that  the  rents  should  be 
so  iixed  as  not  actually  to  take  any  money  out  of  the  ratepayers'  pockets 
for  the  scheme.  Of  course  it  was  admitted  that  in  theory  every  part  of 
a  town  should  bear  its  proportion  of  expenditure,  but  it  was  seen  that 
the  erection  of  fifty  houses  on  this  plan  would  not  materially  increase 
the  town's  expenditure  on  public  works,  and  that,  on  the  other  hand, 
the  dwellings  would  be  creating  a  handsome  sinking  fund  by  annual 
contributions  towards  the  repayment  of  the  loan.  A  triumphant 
majority  was  secured  for  the  proposal,  and  the  scheme  is  now  being 
carried  out.  Sixteen  houses  have  been  built  at  an  average  cost, 
including  land,  under  ;^2oo  each,  and  they  are  all  occupied  at  a  rental 
of  5s.  per  week.  This  scheme  is  all  the  more  interesting  because  its 
chief  promoter  has  also  recently  built  some  33  cottages  on  his  own 
account,  all  provided  with  baths  and  let  at  low  rents. 
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PARLIAMENT  AND  HOUSING  LEGISLATION. 

In  1 90 1,  the  London  County  Council  promoted  a  Bill  which  pro- 
posed to  levy  a  rate  of  2/-  in  the  £  on  the  site  values  of  London 
which  were  e  timated  to  be  about  ;^i6,ooo,ooo  a  year  but  no  progress 
made  in  Parliament.  The  Glasgow  City  Counci  ^ave  also  brou^^^^^^^ 
forward  a  Bill  for  taxing  land  values,  and  although  it  has  little  Prospect 
at  present  of  getting  through  Parliament,  a  very  large  number  ot 
n  unidpaUties  h!ve  petitioned' in  favour  of  it.  It  proposed  to  levy  a 
rate  of  2/-  in  the  £  on  a  ratable  value  equivalent  to  4  per  cent,  of  the 
capital  value. 

Committee  on  Rehousing  of  the  Working  Classes  - 

During  the  year  1902  two  useful  committees  were  appointed  by  Parlia- 
ment to  deal  respectively  with — 

(1)  The  rehousing  obligations  of  railway  companies,  and  others, 

who  demolished  workmen's  dwellings  ; 

(2)  The  extension  of  the  period  of  municipal  loans,  especially  in 

connection  with  housing  schemes. 

The  first  Committee  was  appointed  owing  to  action  taken  by  the 
Hon.  Claude  Hay,  one  of  the  most  active  and  capable  of  the  younger 
Conservative  members,  who  called  attention  in  a  most  effective  manner 
to  the  neglect  of  rehousing  by  one  of  the  biggest  railway  companies. 

After  hearing  considerable  evidence,  the  Committee  made  the 
following  recommendations : — 

We  submit  two  model  clauses  and  three  corresponding  standing  orders, 
which  we  recommend  in  place  of  the  present  model  clauses  and  standmg  orders  38 
Ind  iiT(h!  L  ),  38  and  163A  (H.  C),  dealing  with  London  and  all  places  outside 
London  respectively. 

(2)  We  suggest  that  the  model  clauses  be  embodied  in  a  public  general  Act  of 
Parliament. 

After  hearing  evidence  and  consulting  the  officials  of  the  Home  Office  and 
Local  Government  Board,  we  have  come  to  the  conclusion  that  in  London  it  is 
dSabk  that  every  case  in  which  houses  of  the  labouring  class  are  proposed  to  be 
Sen  should  be  notified  to  the  central  authority,  while  outside  London  it  is  sufiBcient 
Sal^he  attention  of  the  central  auihority  should  be  called  to  cases  in  which  thirty 
peTsons  belonging  to  the  labouring  class  are  displaced  in  one  borough,  urban  district, 
or  rural  parish,  as  the  case  may  be. 

(4)  In  settling  schemes  for  providing  new  houses  in  place  ot  those  demolished, 
we  think  it  advisable  that  the  central  authority  should  exercise  a  full  discretion. 

(c)  We  recommend  that  the  new  houses  to  be  provided  be  suitable  for  persons 
of  the  labouring  class,  and  not  too  ambitious  in  character  and  design.  We  attach 
much  importance  to  these  conditions. 

(6)  It  will  be  observed  that  the  area  under  a  scheme  is  left  by  us  wholly  to  the 
discretion  of  the  central  authority.   It  may  be,  and  we  think  will  be  fo«"d  ^xP.^^'^" 
in  some  cases  to  erect  the  new  houses  at  some  considerable  distance  from  the  houses 
demolished  and  not  necessarily  within  the  jurisdiction  of  the  same  local  authority. 

(7)  We  recommend  that  in  London  the  central  authority  be  empowered  to  fix 
all  rents  for  the  new  houses. 

On  this  point  we  are  not  agreed.  The  above  decision  was  arrived  at  on  a 
division  by  six  votes  to  three. 
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T  ;  'r^T*''1  '°  I'^'^'and  and  Scotland,  we  were  informed  that  neither  the  Lord- 

Lieutenant  of  Ireland  nor  the  Secretary  for  Scotland  desired  to  make  any  uggeSs 
to  us      So  far  as  we  can  udge,  our  recommendations  for  places  outside  llndon  ^e 
with  the  necessary  alterations,  suitable  for  Ireland  and  Scotland  ' 

These  recommendations  should  be  compared  with  Chapter  VI. 

Committee  on  Repayment  of  Loans.— The  second  committee 
was  appointed  as  the  result  of  an  amendment  to  the  address  moved  by 
Dr.  T.  J.  Macnamara,  a  new  member  on  the  Liberal  side,  who  has  made 

rr^^,^^  °"  '^^^'■^  ^^^^  question  during  the  past  two  sessions 

of  Parliament. 

The  committee  have  made  the  following  recommendations  :  

(1)  That  subject  to  the  acceptance  of  the  instalment  system  of  repayment 
(see  p  162),  the  maximum  period  allowed  in  the  case  of  loans  under  Part  III  of  the 
Act  of  1890  for  sties  for  dwelling  houses,  should  be  extended  to  80  years,  provided  that 
the  fixing  of  the  exact  period  within  that  maximum  for  each  of  such  loans  is  left  to  be 
decided  by  the  sanctioning  authority,  after  consideration  of  the  situation  of  the  land 
the  price  given  for  it,  and  all  the  circumstances  of  the  locality.  ' 

(2)  With  regard  to  building  loans,  the  committee  considered  that  the  statutory 
maximum  of  60  years  is  the  longest  term  that  can  be  allowed  for  loans  under  Part  III, 
and  within  this  maximum  they  did  not  think  that  any  one  period  for  repayment  could 
be  decided  upon  which  would  be  universally  appropriate.  They  were  not  prepared  to 
say  that  the  period  of  40  years,  usually  allowed  by  the  departments  concerned,  was 
either  too  long  or  too  short,  and  each  loan  must  be  separately  considered.  The 
department  concerned  should  in  each  case  take  into  consideration  not  only  the 
question  of  how  long  the  buildings  which  are  to  be  erected  will  remain  in  existence  as 
dweUings,  but  also  the  question  of  how  long  the  eflfective  demand  for  dwellings  of  the 
proposed  type  in  the  proposed  position  will  continue. 

The  proposal  for  extending  the  period  of  repayment  of  housing 
loans  to  100  years  in  the  case  of  land,  and  60  years  in  the  case  of 
buildings,  has  received  the  support  of  all  the  large  workmen's  organiza- 
tions, of  the  Association  of  Municipal  Corporations,  and  of  the  Sanitary 
Institute,  but  doctrinaire  theorists  have  up  to  the  present  succeeded  in 
preventing  any  material  concession  being  made,  and  although  Members 
of  Parliament  have  ^a/ked  very  sympathetically  about  housing  reforms, 
the  division  lists  show  that  they  are  very  chary  of  giving  their  vo/es. 

Taken  altogether,  the  report  of  the  Committee  has  been  very 
disappointing  to  municipalities  and  housing  reformers  throughout  the 
country,  and  it  has  strengthened  the  demand  for  government  housing 
loans  at  low  preferential  rates  of  interest. 

Committee  on  Savings  Banks  Funds. — A  Special  Committee 
was  appointed  in  1902  to  inquire  into  the  general  condition  of  savings 
banks  and  the  authorised  investments  of  their  funds,  which  amount  in 
the  aggregate  to  nearly  ^200,000,000,  of  which  amount,  about 
;^85, 000,000  were  in  consols,  the  rate  of  interest  in  which  will  be 
reduced  after  April,  1903,  from  2f  to  2 J  per  cent.  It  is  estimated  that 
this  and  other  reductions  in  the  rate  of  interest  will  cause  deficiences 
of  about  p^r, 860,000  in  the  next  six  years  in  the  income  account  of  the 
funds.  It  was  suggested  that  the  difficulty  might  be  met  by  extending 
the  area  of  investment  of  the  funds,  but  the  Committee  did  not  favour 
this,  and  they  recommended  a  reduction  in  the  rate  of  interest  paid  to 
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depositors  in  savings  banks  of  i  per  cent.,  so  as  to  be  2|  per  cent^ 
instead  of  2^,  as  at  present,  This  recommendation  may  be  compared 
with  the  suggestions  on  pp.  164-5. 

Deputation  of  Municipalities— Suggested  Reforms  in 
Procedure.— A  large  deputation,  representative  of  nearly  all  the  local 
authorities  in  the  United  Kingdom,  and  accompanied  by  many  members 
of  Parliament,  waited  upon  the  President  of  the  Local  Government 
Board  on  May  28th,  1902,  and  submitted  the  following  recommenda- 
tions : — 

(a)  That  when  an  application  is  made  by  a  local  authority  for  an  improvement 
scheme,  under  the  Act  of  1890,  one  inquiry  as  to  the  expediency  of  the 
scheme  should  be  sufficient. 

(6)  That  local  authorities  should  be  empowered  to  make  closing  orders  without 
going  before  the  magistrates. 

(c)  That  the  Local  Government  Board,  and  the  corresponding  authority  in 

Ireland  and  Scotland,  should  have  power  to  authorise  local  authonties 
to  acquire  by  compulsion  lands  for  the  erection  of  workmen's  dwellings, 
without  the  necessity  of  any  application  being  made  to  Parliament. 

(d)  That  the  price  should  be  determined  by  a  single  arbiter,  and  that  there 

should  be  no  allowance  for  compulsory  purchase.  (The  custom  has 
been  to  allow  10  per  cent,  over  and  above  the  fair  market  value  of  the 
land). 

No  definite  reply  was  given  to  the  deputation. 

Housing  of  the  Working  Classes  (Rural  Districts)  Bill. 

—A  useful  little  Bill  has  been  brought  in  by  Sir  Walter  Foster  and 
seven  other  Liberal  members  for  rural  constituencies.   It  provides  for — 

(a)  The  acquisition  of  land  for  housing  sites  in  rural_  districts  in 
like  manner  and  subject  to  the  same  provisions  as  to 
compensation  as  in  the  case  of  land  acquired  by  Parish 
Councils  under  the  Local  Government  Act  of  1888. 

{3)  The  power  to  hire  land  compulsorily  for  housing  purposes. 

{c}  That  the  size  of  cottage  plots  under  the  Housing  Acts  may  be 
one  acre  instead  of  being  limited  to  half  an  acre. 

{d)  That  the  Parish  Council,  the  Medical  Officer  of  Health,  or 
four  neighbouring  householders  may  have  the  power  to 
complain  of  a  lack  of  cottages,  so  as  to  ensure  action 
under  Part  IH. 

(tf)  That  housing  loans  may  be  obtained  from  the  Public  Works 
Commissioners  for  a  period  of  not  less  than  66  years  at 
the  rate  of  2\  per  cent,  per  annum,  or  such  other  rate  as 
will  enable  the  loan  to  be  made  without  loss  to  the 
Treasury. 

Housing  of  the  Working  Classes  and  Rating  Bill.— 

A  more  drastic  measure  is  the  Bill  introduced  first  by  Mr.  Steadman, 
and  afterwards  by  Dr.  Macnamara,  in  connection  with  the  Workmen's 
Housing  Council.    Its  chief  provisions  are  as  follows  : — 
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Clause  I  provides  for  loans  at  2  per  cent.,  with  100  years  as  the 
maximum  repayment  period,  and  the  setting  aside  of  the 
present  inability  to  borrow  beyond  twice  the  ratable 
value.  (This  limitation  is  imposed  by  the  Public  Health 
Acts,  and  in  the  case  of  the  Education  Act  is  set  aside). 

Clause  2  provides  for  the  use  by  Municipalities  of  surplus  funds 
or  profits  for  housing. 

Clause  3  provides  for  the  rating  of  site  values  on  the  basis  of  the 
full  capital  selling  value  as  declared  by  the  owner. 

Clause  4  provides  that  local  authorities  may  rate  empty  houses. 

Clause  5  provides  {a)  for  the  scheduling  by  the  local  authority 
of  sites  required,  {b)  six  months'  notice  of  acquisition  at 
price  already  named  as  per  Clause  3,  {c)  holding  of  land 
by  authority  to  provide  for  future  requirements,  {d)  giving 
local  authorities  in  Scotland  and  Ireland  power  to  buy 
outside  land  as  possessed  by  those  of  England  and  Wales. 

Clause  6  provides  for  one-acre  gardens  to  houses  in  rural  districts. 

Clause  7  empowers  four  householders  in  any  urban  or  rural 
district  to  "make  representation"  in  respect  of  insanitary 
property  or  insufficiency  of  house  accommodation,  to  get 
a  public  inquiry  and  enforce  action  by  local  authority. 

Clause  8  removes  the  disability  of  poor  relief  recipients  to 
inhabit  municipal  dwellings. 

Clause  9  provides  {a)  that  a  slum  shall  be  scheduled  with  its 
inhabitants  ;  (b)  that  accommodation  shall  be  found  for 
the  inhabitants ;  (c)  that  the  old  houses  shall  then  be 
closed;  (d)  that  after  six  months  they  shall  be  removed 
at  owner's  expense. 

Clause  10  provides  for  returns  of  a//  proposed  demolitions  of 
house  property,  and  empowers  local  authorities  to  provide 
re-accommodation  before  demolition,  and  to  charge  loss, 
if  any,  upon  those  responsible  for  the  demolition. 

Clause  II  and  12  provide  for  larger  rooms — 600  cubic  feet  of 
space  per  person — as  allowed  to  soldiers  in  barracks. 

Clause  13  provides  for  rent  courts  to  assess  cost  of  production 
of  house  or  tenement  in  dispute,  and  fix  rent  at  5  per 
cent,  net  return. 

Except  as  to  the  clause  for  fixing  rents  by  means  of  fair  rent  courts, 
all  advanced  housing  reformers  are  strongly  in  favour  of  this  measure, 
but  it  is  far  too  comprehensive  and  sweeping  in  its  nature  to  be 
acceptable  to  the  average  Member  of  Parliament,  and  none  of  the 
leaders  of  either  of  the  great  political  parties  have  yet  ventured  to 
advocate  such  bold  reforms. 

It  is  valuable,  however,  because  it  presents  in  the  form  of  a  definite 
legislative  proposal,  the  chief  housing  remedies  which  find  favour 
among  the  most  active  and  intelligent  members  of  the  various  working 
class  organisations. 
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HOUSING  OP  THE  WORKING  CLASSES  ACT,  1890. 

CHAPTER  70. 

SUBJECT  SUMMARY  OF  SECTIONS. 

Definitions,  sees.  2,  29,  53,  92,  93,  and  Schedule  I. 

Part  I  (sees.  1-28).    Clearing  large  slums. 

How  to  secure  action  being  taken,  sees.  4,  5,  10,  13,  16. 
Procedure  for  Improvement  Schemes,  sees.  6,  7,  8,  9,  12,  13,  14, 

15,  17,  18,  19,  26,  27,  28. 
Purchase  of  the  necessary  property,  sees.  20,  21,  22,  23,  and 

Schedule  II. 
How  to  get  the  money,  sees.  24,  25. 

Replacement  of  dwellings  demolished,  sees,  ii,  23  ;  also  Part 
IV,  sec.  78. 

Part  II  (sees.  28-52).  Clearing  of  (i)  unhealthy  houses,  sees.  32,  33, 
34 ;  (2)  obstructive  buildings,  see.  38 ;  (3)  small  slums,  sec.  39. 

How  to  secure  action  being  taken,  sees  30  and  31. 
Procedure,  sees.  34,  35,  36,  37,  45,  46,  47,  48,  49,  50,  51,  52. 
Purchase  of  the  necessary  property,  sec.  41. 
How  to  get  the  money,  sees.  42,  43,  44. 
Replacement  of  dweUings  destroyed,  see.  40. 

Part  III.    How  to  get  more  Workmen's  Dwellings. 

Procedure,  sees.  54,  55  (part);  also  sec.  2  of  Act  of  1900. 
Power  to  get  land  for  sites,  sees.  57  and  60 ;  also  sec.  i  of  Act 

of  1900;  also  Part  IV,  see.  74. 
Purchase  price  of  land,  sec.  7,  Act  of  1900. 
Power  to  let  land  on  lease  to  companies,  builders,  and  others, 

sec.  5,  Act  of  1900. 
Power  to  build  new  dwellings  and  fit  them  up  for  occupation, 

sec.  59. 

Power  to  buy  and  adapt  existing  dwellings,  sec.  58. 

How  to  get  the  money — Councils,  sees.  65,  66,  also  sec.  3,  Act  of 

1900;  Companies  and  Individuals,  sees.  67,  68. 
Management  of  Dwellings,  sees.  61  to  64,  69,  70,  71;  also 

Part  IV,  see.  84. 
Powers  of  Parish  Council,  sec.  6,  Act  of  1900. 

Part  IV.  General. 

Low-rented  dwellings  must  be  sanitary,  sec.  75. 
Procedure  (Parts  I  and  II),  sees.  72,  73,  76,  77,  79,  80,  81,  82, 
85,  86,  87,  88,  89,  90,  91. 

Part  V  (sees.  94-97)  applies  the  Act  to  Scodand. 

Part  VI  (sees.  98,  loi)  applies  it  to  Ireland. 

Part  VII  (sees.  102,  103),  deals  with  repeal  and  temporary  provisions. 
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CHAPTER  70. 


An  Act  to  consolidate  and  amend  the  Acts  relating  to  Artizans'  and 
Labourers'  Dwellings,  and  the  Housing  of  the  Working  Classes. 
[i8th  August,  1890]. 

BE  it  enacted  by  the  Queen's  most  Excellent  Majesty,  by  and  with  the  advice  and 
consent  of  the  Lords  Spiritual  and  Temporal,  and  Commons,  m  this  present 
Parhament  assembled,  and  by  the  authority  of  the  same,  as  follows  :— 

1    This  Act  may  be  cited  as  the  Housing  of  the  Working  Classes  Act,  1S90. 
(There  is  no  definition  of  the  "  Working  Classes,"  aiid  the  term  in  practice 
receives  a  very  liberal  interpretation']. 


PART  I. 


UNHEALTHY  AREAS. 

Application  of  Part  I. 

The  districts  to  which  this  part  of  the  Act  applies  are  the  administrative  Cowity 
of  London  exclusive  of  the  City;  the  City  of  London  ;  and  boroughs  and  other  urban 
districts  outside  London  {ss.  3,  g2,  gj,  and  Sch.  L  ;  56  and  57  Vict.  c.  73,  s.  21)  ; 
and  the  Local  Authorities  for  carrying  Part  L.  into  execution  are  the  Councils  oft/ie 
respective  districts  (s.  92,  and  Sch.  L  ;  56  and S7  Vict.  c.  73,  s.  zi ;  60  and  61  Vict, 
c,  cxxxiii.,  ss.  S)  7)' 

Definitions. 

2.  In  this  part  of  this  Act — 

The  expression  "  this  part  of  this  Act "  includes  any  confirming  Act,  and 
The  expression  "  the  Acts  relating  to  Nuisances"  means — 

as  respects  the  County  of  London  and  City  of  London,  the  Nuisances 
Removal  Acts  as  defined  by  the  Sanitary  Act,  1866,  and  any  Act 
amending  these  Acts ;  [i.e. ,  the  Public  Health  London  Act,  /Sg/]  and 
as  respects  any  urban  sanitary  district  in  England,  the  Public  Health 
Acts  ;  [principally  Public  Health  Acts  1873  and  iSgd\ 
and  in  the  case  of  any  of  the  above-mentioned  areas,  includes  any  local  Act  which 
contains  any  provisions  with  respect  to  nuisances  in  that  area. 

3.  This  part  of  this  Act  shall  not  apply  to  rural  sanitary  districts. 


What  is  an  unhealthy  area? 

4.  Where  an  official  representation  [sees,  j,  i6,  and  79  (3 )]  as  hereinafter 
mentioned  is  made  to  the  local  authority  that  within  a  certain  area  in  the  district  of 
such  authority  either — 

f a)  any  houses,  courts,  or  alleys  are  unfit  for  human  habitation, 
or  ( b)  the  narrowness,  closeness,  and  bad  arrangement,  or  the  bad  condition 

of  the  streets  and  houses  or  groups  of  huuses  within  such  area,  or  the 
want  of  light,  air,  ventilation,  or  proper  conveniences,  or  any  other 
sanitary  defects,  or  one  or  more  of  such  causes,  are  dangerous  or 
injurious  to  the  health  of  the  inhabitants  either  of  the  buildings  in  the 
said  area  or  of  the  neighbouring  buildings  ; 
and  that  the  evils  connected  with  such  houses,  courts,  or  alleys,  and  the  sanitary 
defects  in  such  area  cannot  be  effectually  remedied  otherwise  than  by  an  improvement 
scheme  for  the  rearrangement  and  reconstruction  of  the  streets  and  houses  wi;hin  such 
area,  or  of  some  of  such  streets  or  houses,  the  local  authority  shall  take  such 
representation  into  their  consideration,  and  if  satisfied  of  the  truth  thereof,  and  of 
the  sufficiency  of  their  resources,  shall  pass  a  resolution  to  the  effect  that  such 
area  is  an  unhealthy  area,  and  that  an  improvement  scheme  ought  to  be  made  in 
respect  of  such  area,  and  after  passing  such  resolution  they  shall  forthwith  proceed 
to  make  a  scheme  for  the  improvement  of  such  area. 

Provided  always,  that  any  number  of  such  areas  may  be  included  in  one 
improvement  scheme. 

{The  authority  must  consider  the  representation,  and  must  pa^^s  a  resolution  that 
the  area  is  unhealthy,  and  must  proceed  wiih  a  scheme  if  satisfied  that  their  borrowing 
powers  are  sufficient  and  that  the  representation  is  true,  but  no  power  is  given  definitely 
to  anyo7ie  to  compel  them  to  do  any  of  these  things  if  they  refuse.  See,  however. 
Article  2j,  Schedule  If]. 

[In  the  case  of  less  than  ten  houses,  see  sec.  ^2;  and  in  London  cases,  see  sees.  J9 
and  73  (j)  b]. 

[In  the  case  of  doubt  as  to  whether  an  area  in  London  should  be  dealt  with  under 
Part  I  or  II,  see  sec.  yf[. 

Official  representation  by  medical  officer  of  health. 

5- — (i)  An  official  representation  for  the  purposes  of  this  part  of  this  Act  shall 
mean  a  representation  made  to  the  local  authority  by  the  medical  officer  of  health  of 
that  authority,  and  in  London  made  either  by  such  officer  or  by  any  medical  officer 
of  health  in  London.  [Medical  officers  of  borough  councils  may  ?nake  representations 
direct  to  the  London  County  Council]. 

How  twelve  ratepayers  or  two  justices  may  compel  the  coimcil  to  deal 

with  an  area. 

(2)  A  medical  officer  of  health  shall  make  such  representation  whenever  he  sees 
cause  to  make  the  same  ;  and  if  two  or  more  justices  of  the  peace  acting  vrithin  the 
district  for  which  he  acts  as  medical  officer  of  health,  or  twelve  or  more  persons  Uable 
to  be  rated  to  the  local  rate  complain  to  him  of  the  unhealthiness  of  any  area  within 
such  district,  it  shall  be  the  duty  of  the  medical  officer  of  health  forthvsrith  to 
inspect  such  area,  and  to  make  an  official  representation  stating  the  facts  of  the  case, 
and  whether  in  his  opinion  the  said  area  or  any  part  thereof  is  an  unhealthy  area  or  is  not 
an  unhealthy  area.  [The  representation  should  be  in  writing,  and  might  follow  the 
words  of  sec. 

Improvement  scheme. 

6. — (i)  The  improvement  scheme  of  a  local  authority  shall  be  accompanied  by 
maps,  particulars,  and  estimates, 
and  (a)  may  exclude  any  part  of  the  area  in  respect  of  which  an  official  representa- 
tion is  made,  or  include  any  neighbouring  lands,  if  the  local  authorit)' 
are  of  opinion  that  such  exclusion  is  expedient  or  inclusion  is  necessary 
for  making  their  scheme  efficient  for  sanitary  purposes  ; 
[Lands  which  do  not  form  part  of  the  utihealthy  area  may  be  taken  compulsorily 
in  order  to  make  the  scheme  efficient,  but  the  compensation  will  be  more  generous 
than  for  lands  in  the  unhealthy  area,  and  they  should  be  shown  separately  on  the  plans]. 


and  (b )  mav  provide  for  widening  any  existing  approaches  to  the  '^nhealthy  area 
and  f      m  y  P^^^^^^^.^^      ^^^^^^^  3^,^,^  for  the  purposes  of  ventilation  or 

and  (c)  Shan  pmvide  such  dwelling  accommodation  if  any,  for  *e  woi4cing  classes 
displaced  by  the  scheme  as  is  required  to  comply  with  this  Act, 

^imtTihe^mpi^^^^^  to  sho-wat  thispcncturej^e  accom. 

modation  necessary  by  giving  number  of  persons  in  each  house  displaced]. 
and  (d)  shall  provide  for  proper  sanitary  arrangements. 

(2)  The  scheme  shall  distinguish  the  lands  proposed  to  be  taken  compulsonly. 

(3)  The  scheme  may  also  provide  for  the  scheme  or  any  P^^'/^^/^^I^ .^""2 
carried  out  and  effected  by  the  person  entitled  to  the  first  f  ^^'^ J^^f  "J^^er  tJe 
property  comprised  in  the  scheme,  or  with  the  concurrence  of  such  person,  under  the 
fuStendence  and  control  of  the  local  authority,  and  upon  such  terms  and  conditions 
to  be  embodied  in  the  scheme  as  may  be  agreed  upon  between  the  local  authority  and 
such  person. 

Publication  of  notices. 

7  Upon  the  completion  of  an  improvement  scheme  the  local  authority  shall— 
'  (a)  publish,  during  three  consecutive  weeks  \thesemust  be  in  the  same 
calendar  month]  in  the  month  of  September,  or  October,  or  November, 
in  some  one  and  the  same  newspaper  circulating  within  the  district  ot 
the  local  authority,  an  advertisement  stating  the  fact  of  a  scheme  having 
been  made,  the  limits  of  the  area  comprised  therein,  and  naming  a 
place  within  such  area,  or  in  the  vicinity  thereof,  where  a  copy  ot  the 
scheme  may  be  seen  at  all  reasonable  hours  ; 

\May  dispense  with  advertisements  and  notices  in  certain  cases,  sec.  28]. 

Service  of  notices. 

and  (b)  during  the  month  next  following  the  month  in  which  such  advertisernent 
'  is  published  serve  a  notice  on  every  owner  or  reputed  owner,  lessee  or 
reputed  lessee,  and  occupier  of  any  lands  proposed  to  be  taken 
compulsorily,  {land  includes  any  right  over  land  ( sec.  gj),  but  notices 
need  not  be  served  on  owners  of  easements]  so  far  as  such  persons  can 
reasonably  be  ascertained,  stating  that  such  lands  are  proposed  to  be 
taken  compulsorily  for  the  purpose  of  an  improvement  scheme,  and  m 
the  case  of  any  owner  or  reputed  owner,  lessee  or  reputed  lessee, 
requiring  an  answer  stating  whether  the  person  so  served  dissents  or 
not  in  respect  of  taking  such  lands ;  {a  date  should  be  fixed  for  the 
delivery  of  the  answer] 

(c )  Such  notice  shall  be  served— 

(i  )  by  delivery  of  the  same  personally  to  the  person  required  to  be 
served,  or  if  such  person  is  absent  abroad,  or  cannot  be  found, 
to  his  agent,  or  if  no  agent  can  be  found,  then  by  leaving  the 
the  same  on  the  premises ;  ,        r   u  j  r 

or  (ii.)  by  leaving  the  same  at  the  usual  or  last  known  place  of  abode  ot 
such  person  as  aforesaid ;  r   ,   j  r 

or  (iii.)  by^jost,  addressed  to  the  usual  or  last  known  place  of  abode  of 
such  person.  .  ,      1.      •  ^ 

[No  addition  to  premises  after  the  publication  of  the  notices  may  be  taken  into 
Mcount  in  assessing  compensation]. 

(d)  One  notice  addressed  to  the  occupier  or  occupiers  without  naming  him  or 

them,  and  left  at  any  house,  shall  be  deemed  to  be  a  notice  served  on 
the  occupier  or  all  the  occupiers  of  any  such  house. 

Application  for  confirmation  of  scheme. 
8_(i)  Upon  compliance  with  the  foregoing  provisions  with  respect  to  the 
publication  of  an  advertisement  and  the  service  of  notices,  the  local  authority  shall 
present  a  petition,  {this  should  be  presented  by  October  jist  if  the  advertisments  an 
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^Ss^diZ    '  /  ^'>:"'!"^"-30th  if  published  in  October,  and  by  December  21st 
tj  pndhshed  in  November-]  if  n  relates  to  any  part  of  the  county  or  city  of  London 
T  nn.?  r         °^  ^'^4' '  '^"^"-^^^'-J']  and  if  it  relates  to  any  other  placed  o  -h^ 

scheme"""'  ^""^'"^  ">^y       ""^^e  confirming  such 

the  n^l^^^fPfv!"'""  ''^  accompanied  by  a  copy  of  the  scheme,  and  shall  state 
the  names  of  the  owners  or  reputed  owners,  lessees  or  reputed  lessees  who  have 
dissented  m  respect  of  the  taking  their  lands,  and  shall  be  supported  brsuch  evidence 
^f  t£..?/?  Government  Board,  according  to  the  circumstances 

Sme^  to  dme  requLr  '  '""^  confirming  authority),  may  from 

Inquiry  as  to  scheme.    \_See  also  sec.  85]. 

(3)  If,  on  consideration  of  the  petition,  and  on  proof  of  the  publication  of  the 

fi,'°'^^'cf*^''"^''^"5"^''  f"^^  '''^  '"''''^^  ^^^"^^  P'^°Pe'^  notices,  the  confirming  authority 
think  fit  to  proceed  with  the  case,  they  shall  direct  a  local  inquiry  {_see  sees.  17,  J 
and  19]  to  be  held  in,  or  m  the  vicinity  of,  the  area  comprised  in  the  scheme,  for  the 
purpose  of  ascertaining  the  correctness  of  the  official  representation  made  as  to  the 
area  and  the  sufficiency  of  the  scheme  provided  for  its  improvement,  and  any  local 
objecUons  to  be  made  to  such  scheme. 

Provisional  order  confirming-  scheme. 

(4)  After  receiving  the  report  made  upon  such  inquiry,  the  confirming  authority 
may  make  a  provisional  order  declaring  the  limits  of  the  area  comprised  in  the  scheme, 
and  authorising  such  scheme  to  be  carried  into  execution. 

(5)  Such  provisional  order  may  be  made  either  absolutely  or  with  such  conditions 
and  modifications  of  the  scheme  [t/iese  relate  mainly  to  provision  for  persons  displaced 
and  to  inclusion  or  exchision  of  certain  lands  as  tmliealthy  or  as  neigkbouri7io-  lands\ 
as  the  confirming  authority  may  think  fit,  so  that  no  addition  be  made  to  the  lands 
proposed  in  the  scheme  to  be  taken  compalsorily,  and  it  shall  be  the  duty  of  the  local 
authority  to  serve  a  copy  of  any  provisional  order  so  made  in  the  manner  and  upon 
the  persons  in  which  and  upon  whom  notices  in  respect  of  lands  proposed  to  be  taken 
compulsorily  are  required  by  this  part  of  this  Act  to  be  served,  except  tenants  for  a 
month  or  a  less  period  than  a  month. 

(6)  A  provisional  order  made  in  pursuance  of  this  section  shall  not  be  of  any 
validity  unless  and  until  it  has  been  confirmed  by  Act  of  Parliament ;  \inay  be 
opposed  on  petitioit.  See  Standing  Orders  of  Lords  and  Commons]  and  it  shall  be 
lawful  for  the  confiiming  authority,  as  soon  as  conveniently  may  be,  to  obtain  such 
confirmation,  and  any  Act  confirming  any  provisional  order  made  in  pursuance  of  this 
part  of  this  Act,  with  such  modifications  as  may  seem  fit  to  Pariiament,  shall  be  a 
public  General  Act  of  Parliament,  and  is  in  this  part  of  this  Act  referred  to  as  the 
confirming  Act. 

(7)  The  confirming  authority  may  make  such  order  as  they  think  fit  in  favour  of 
any  person  whose  lands  were  proposed  by  the  scheme  to  be  taken  compulsorily  for 
the  allowance  of  the  reasonable  costs,  charges,  and  expenses  properly  incurred  by  him 
in  opposing  such  scheme  {at  the  local  iiiqiciry]. 

Costs  of  opposing  scheme  and  of  confirming  authority. 

(S)  All  costs,  charges,  and  expenses  incurred  by  the  confirming  authority  in 
relation  to  any  provisional  order  under  this  part  of  this  Act  shall,  to  such  amount  as 
the  confirming  authority  think  proper  to  direct,  and  all  costs,  charges,  and  expenses 
of  any  person  to  such  amount  as  may  be  allowed  to  him  by  the  confirming  authority 
in  pursuance  of  the  aforesaid  power,  shall  be  deemed  to  be  an  expense  incurred  by 
the  local  authority  under  this  part  of  this  Act,  and  shall  be  paid  to  the  confirming 
authority  and  to  such  person  respectively,  in  such  manner  and  at  such  times  and 
either  in  one  sum  or  by  instalments  as  the  confirming  authority  may  order,  with 
power  for  the  confirming  authority  to  direct  interest  to  be  paid  at  such  rate  not 
exceeding  five  pounds  in  the  hundred  by  the  year  as  the  confinning  authority  may 
determine,  upon  any  sum  for  the  time  being  due  in  respect  of  such  costs,  charges,  and 
expenses  as  aforesaid. 

(9)  Any  order  made  by  the  confirming  authority  in  pursuance  of  this  section  may 
be  made  a  rule  of  a  superior  court  \the  Supreme  Court]  and  be  enforced  accordingly 
[as  a  judgment]. 
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Costs  of  opposing  confirming  Bill. 
q_(i)  Where  any  Bill  for  confiniiing  a  provisional  order  authorising  an 
improvement  scheme  is  referred  to  a  Committee  of  either  Houses  of  Parliament  upon 
the  petition  of  any  person  opposing  such  Bill,  the  Committee  shall  take  into 
consideration  the  circumstances  under  which  such  opposition  is  made  to  the  Bill,  and 
whether  such  opposition  was  or  was  not  justified  by  such  circumstances  and  shall 
award  costs  accordingly,  to  be  paid  by  the  promoters  or  the  opponents  of  the  Bill  as 
the  Committee  may  think  just. 

(2)  Any  costs  under  this  section  may  be  taxed  and  recovered  in  the  manner  in 
which  costs  may  be  taxed  and  recovered  under  the  Act  of  the  session  of  the  twenty- 
eighth  and  twenty-ninth  years  of  the  reign  of  Her  present  Majesty,  chapter  27. 
\Parliame7itary  Costs  Act,  j865\. 

(3)  The  decision  of  the  majority  of  the  members  of  the  Committee  for  the  time 
being  present  and  voting  on  any  question  under  this  section  shall  be  deemed  to  be  the 
decision  of  the  Committee. 

If  local  authority  will  not  make  a  scheme. 

10  Where  an  official  representation  is  made  to  the  local  authority  with  a  view 
to  their  passing  a  resolution  in  favour  of  an  improvement  scheme,  and  they  fail  to 
pas^  any  resolution  in  relation  to  such  representation,  or  pass  a  resolution  to  the  etiect 
that  they  will  not  proceed  with  such  scheme,  the  local  authority  shall,  as  soon  as 
possible,  send  a  copy  of  the  official  representation,  accompanied  by  their  reasons  for 
not  acting  upon  it,  to  the  confirming  authority,  and,  upon  the  receipt  thereot,  the 
confirming  authority  may  direct  a  local  inquiry  to  be  held,  and  a  report  to  be  made  to 
them  with  respect  to  the  correctness  of  the  official  representation  made  to  the  local 
authority,  and  any  matters  connected  therewith  on  which  the  confirming  authority 
may  desire  to  be  informed.    {See  also  sees.  17,  18,  /<?,  a7id  83]. 

PROVISION  OF  DWELLING  ACCOMMODATION  FOR  WORKING  CLASSES 

DISPLACED  BY  SCHEME. 

In  London. 

11  _(i)  Subject  as  hereinafter  mentioned,  every  scheme  comprising  an  area  in 
the  county  or  city  of  London  shall  provide  for  the  accommodation  of  at  least  as 
many  persons  of  the  working  class  as  may  be  displaced  in  the  area  comprised 
therein,  in  suitable  dwellings,  which,  unless  there  are  any  special  reasons  to  the 
contrary,  shall  be  situate  within  the  limits  of  the  same  area,  or  m  the  vicmity 
thereof. 

Provided  that — 

(a)  Where  it  is  proved  to  the  satisfaction  of  the  confirming  authority  on  an 
application  to  authorise  a  scheme  that  equally  convenient  accommodation 
can  be  provided  for  any  persons  of  the  working  classes  displaced  by  the 
scheme  at  some  place  other  than  within  the  area  [see  sees.  23  and sg\ 
or  the  immediate  vicinity  of  the  area  comprised  in  the  scheme,  and  that 
the  required  accommodation  has  been  or  is  about  to  be  forthwith 
provided,  either  by  the  local  authority  or  by  any  other  person  or  body 
of  persons,  the  confirming  authority  may  authorise  such  scheme,  and 
the  requirements  of  this  section  with  respect  to  providing  accommodation 
for  persons  of  the  working  class  shall  be  deemed  to  have  been  comphed 
with  to  the  extent  to  which  accommodation  is  so  provided  ; 
and  (b )  Where  the  local  authority  apply  for  a  dispensation  under  this  section,  and 
the  officer  conducting  the  local  inquiry  directed  by  the  confirming 
authority  reports  that  it  is  expedient,  having  regard  to  the  special 
circumstances  of  the  locality  and  to  the  number  of  artisans  and  others 
belonging  to  the  working  class  dwelling  within  the  area,  and  being 
employed  within  a  mile  thereof,  that  a  modification  should  be  made, 
the  confirming  authority,  without   prejudice  to  any  other  powers 
conferred  on  it  by  this  part  of  this  Act,  may,  in  the  provisional  order 
authorising  the  scheme,  dispense  altogether  with  the  obligation  of  the 
local  authority  to  provide  for  the  accommodation  of  the  persons  of  the 
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working  class  who  may  be  displaced  by  the  scheme  to  such  extent  as 
the  confirming  authority  may  think  expedient,  having  regard  to  such 
special  circumstances  as  aforesaid,  but  not  exceeding  one  half  of  the 
persons  so  displaced. 

Provincial  boroughs  and  districts. 

(2)  Where  a  scheme  comprises  an  area  situate  elsewhere  than  in  the  county  or 
city  ot  ivondon,  it  shall,  if  the  confirming  authority  so  require  (but  it  shall  not 
otherwise  be  obligatory  on  the  local  authority  so  to  frame  their  scheme),  provide  for  the 
accommodation  of  such  number  of  those  persons  of  the  working  classes  displaced  in 
the  area  with  respect  to  which  the  scheme  is  proposed  in  suitable  dwellings  to  be 
erected  in  such  place  or  places  either  within  or  without  the  limits  of  the  same  area 
Kquire^     authority  on  a  report  made  by  the  officer  conducting  the  local  inquiry  may 

\_The  probable  practice  in  future  provisional  orders  will  be  for  new  OKConimodation 
to  be  provided  before  displacement  of  the  population\ 

\.As  to  new  or  additional  sites  for  dwellings  for  those  displaced,  see  sec.  2j]. 

EXECUTION  OF  SCHEME  BY  LOCAL  AUTHORITY. 

12.— (1)  When  the  confirming  Act  authorising  any  improvement  scheme  of  a 
local  authority  under  this  part  of  this  Act  has  been  passed  by  Parliament,  it  shall  be 
the  duty  of  that  authority  to  take  steps  for  purchasing  the  lands  required  lor  the 
scheme,  and  otherwise  for  carrying  the  scheme  into  execution  as  soon  as  practicable. 

[Member's  of  the  Council  interested  in  property  involved  must  not  vote  on  the 
itheme,  sec.  S8]. 

Arrangements  by  local  authorities  with  third  person  for  carrying 
the  scheme  into  effect. 

(2)  They  may  sell  or  let  all  or  any  part  of  the  area  composed  in  the  scheme  to 
any  purchasers  or  lessees  for  the  purpose  and  under  the  condition  that  such  purchasers 
or  lessees  will,  as  respects  the  land  so  purchased  by  or  leased  to  them,  carry  the 
scheme  into  execution  :  and  in  particular  they  may  insert  in  any  grant  or  lease  of  any 
part  of  the  area  provisions  binding  the  grantee  or  lessee  to  build  thereon  as  in  the 
grani  or  lease  prescribed,  and  to  maintain  and  repair  the  buildings,  and  prohibiting 
the  division  of  buildings,  and  any  addition  to  or  alteration  of  the  character  of  buildings 
without  the  consent  of  the  local  authority,  and  for  the  re-vesting  of  the  land  in  the  local 
authority,  or  their  re-entry  thereon,  on  breach  of  any  provision  in  the  grant  or  lease. 

[Such  land  may  be  sold  or  leased  below  its  proper  value  if  used  for  building 
workmen's  dwellitzgs']. 

(3)  The  local  authority  may  also  engage  with  any  body  of  trustees,  society,  or 
person,  to  carry  the  whole  or  any  part  of  such  scheme  ini.i  efiec  upon  such  terms  as 
the  local  authority  may  think  expedient,  but  the  local  authority  bhall  not  themselves, 
without  the  express  approval  of  the  confirming  authority,  undertake  the 
rebuilding  of  the  houses  or  the  execution  of  any  part  of  the  scheme,  except 
that  they  may  take  down  any  or  all  of  the  buildings  upon  the  area,  and  clear  the 
whole  or  any  part  thereof,  and  may  lay  out,  form,  pave,  sewer,  and  complete  all  such 
streets  upon  the  land  purchased  by  them  as  they  may  think  fit,  and  all  streets  so  laid 
out  and  completed  shall  thenceforth  be  public  streets,  repairable  Ijy  the  same  authority 
as  other  streets  in  the  district,    {e.g. ,  Peabody  Trustees  have  acted  in  several  cases\ 

(4)  Provided  that  in  any  grant  or  lease  of  any  part  of  the  area  which  may  be 
appropriated  by  the  scheme  for  the  erection  of  dwellings  for  the  working  classes  the 
local  authority  shall  impose  suitable  conditions  and  restrictions  as  to  the  elevation, 
size,  and  design  of  the  houses,  and  the  extent  of  the  acomm.  dation  to  be  afforded 
thereby,  and  shall  make  due  provision  for  the  maintenance  of  proper  sanitary 
arrangements. 

Sale  of  dwellings  within  ten  years. 

(5)  If  the  local  authority  erect  any  dwellings  out  of  funds  to  be  provided  under 
this  part  of  this  Act,  they  shall,  unless  the  confirming  authoritj'  otherwise  determine, 
sell  and  dispose  of  all  such  dwellings  within  ten  years  from  the  time  of  the  completion 
thereof.    [This  does  not  apply  to  houses  erected  under  Part  III\ 
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Freeholder  of  estate  may  contract  to  carry  out  the  scheme. 

(6)  The  local  authority  may,  where  they  think  it  expedient  so  to  do  without 
themselves  acquiring  the  land,  or  after  or  subject  to  their  acquiring  any  part  thereot, 
Snuact  with  ?he  person  entitled  to  the  first  estate  of  freehold  in  any  land  comprised 
^  an^mprovement  scheme  for  the  carrying  of  the  scheme  into  effect  by  him  m  respect 
of  such  land. 

Completion  of  scheme  on  failure  by  local  authority. 

13  If  within  five  years  after  the  removal  of  any  buildings  on  the  land  set  aside 
by  any  scheme  authorised  by  a  confirming  Act  as  sites  for  working  men  s  dwellings, 
the  local  authority  have  failed  to  sell  or  let  such  land  for  the  pui-poses  prescribed  by 
the  scheme,  or  have  failed  to  make  arrangements  for  the  erection  of  the  said  dwellings, 
the  confirming  authority  may  order  the  said  land  to  be  sold  by  public  auction  or  pubhc 
tender,  with  full  power  to  fix  a  reserve  price,  subject  to  the  conditions  imposed  by  he 
scheme,  and  to  any  modifications  thereof  which  may  be  made  m  pursuance  of  this 
part  of  this  Act,  and  to  a  special  condition  on  the  part  of  the  purchaser  to  erect  upon 
the  said  land  dwellings  for  the  working  classes,  in  accordance  with  plans  to  be 
approved  by  the  local  authority,  and  subject  to  such  other  reservations  and  regulations 
as  the  confirming  authority  may  deem  necessary. 

Notice  to  occupiers  of  taking  houses. 

14  The  local  authority  shall,  not  less  than  thirteen  weeks  before  taking  any 
fifteen  houses  or  more,  make  known  their  intention  to  take  the  same  by  placards, 
handbills,  or  other  general  notices  placed  in  public  view  upon  or  within  a  reasonable 
distance  of  such  houses,  and  the  local  authority  shall  not  take  any  such  houses  until 
they  have  obtained  a  certificate  of  a  justice  of  the  peace  that  it  has  been  proved  to  his 
satisfaction  that  the  local  authority  have  made  known,  in  manner  required  by  this 
section,  their  intention  to  take  such  houses. 

Power  of  confirming  authority  to  modify  authorised  scheme. 

15._(i)  The  confirming  authority,  on  application  from  the  local  authority,  and 
on  its  being  proved  to  their  satisfaction  that  an  improvement  can  be  made  in  the 
details  of  any  scheme  authorised  by  a  confirming  Act,  may  permit  the  local  authority 
to  modify  any  part  of  their  improvement  scheme  which  it  may  appear  inexpedient  to 
carry  into  execution,  but  any  part  of  the  scheme  respecting  the  provision  oi  dwelling 
accommodation  for  persons  of  the  working  class,  when  so  modified,  shall  be  such  as 
might  have  been  inserted  in  the  original  scheme. 

(2)  A  statement  of  any  modifications  permitted  to  be  made  in  any  part  of  an 
improvement  scheme  in  pursuance  of  this  section  shall  be  laid  by  the  confirming 
authority  before  both  Houses  of  Parliament  as  soon  as  practicable  after  the  permission 
is  given,  if  Parliament  be  then  sitting,  and  if  not,  within  one  month  after  the  next 
meeting  of  Parliament. 

Provided  always,  that  if  such  modification  requires  a  larger  public  expenditure 
than  that  sanctioned  by  the  former  scheme,  or  the  taking  of  any  property  otherwise 
than  by  agreement,  or  affects  injuriously  other  property  in  a  manner  different  to  that 
proposed  in  the  former  scheme  without  the  consent  of  the  owner  and  occupier  of  any 
such  property,  the  modification  must  be  made  by  a  provisional  order  to  be  confirmed 
by  Act  of  Parliament  in  the  manner  provided  by  this  part  of  this  Act  on  the 
completion  of  an  improvement  scheme. 

INQUIRIES  WITH  RESPECT  TO  UNHEALTHY  AREAS. 

Inquiry  on  default  of  medical  officer  in  certain  cases. 

Ig. — (i)  Where  in  any  district  twelve  or  more  ratepayers  have  complained  to  a 
medical  officer  of  health  of  the  unhealthiness  of  any  area  within  that  district,  and  the 
medical  officer  of  health  has  failed  to  inspect  such  area,  or  to  make  an  official 
representation  with  respect  thereto,  or  has  made  an  official  representation  to  the  effect 
that  in  his  opinion  the  area  is  not  an  unhealthy  area,  such  ratepayers  may  appeal  to 
the  confirming  authority,  and  upon  their  giving  security  to  the  satisfaction  of  that 
authority  for  costs,  the  confirming  authority  shall  appoint  a  legally  qualified  medical 
practitioner  to  inspect  such  area,  and  to  make  representation  to  the  confirming 
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authority,  stating  the  facts  of  the  case,  and  whether,  in  his  opinion,  the  area  or  any 
part  thcreol  IS  or  is  not  an  unhealthy  area.  The  reprcseniaiion  so  made  shall  be 
transmmed  by  the  conhrmiiig  auth(jnty  to  the  local  authority,  and  if  it  slates  that  the 
area  IS  an  unhealthy  area  the  local  authority  shall  proceed  therein  in  the  same  manner 
as  It  It  were  an  ofhcial  lepresentalion  made  to  that  authority. 

(2)  The  confirming  authority  shall  make  such  order  as  to  the  costs  of  the  inquiry 
as  they  think  just,  with  power  to  require  the  whole  or  any  part  of  such  costs  to  be 
paid  by  the  appellants  where  the  medical  practitioner  appointed  is  of  opinion  that  the 
area  is  not  an  unhealthy  area,  and  to  declare  the  whole  or  any  part  of  such  costs  to 
be  payable  by  the  local  authority  where  he  is  of  opinion  that  the  area  or  any  part 
thereof  is  an  unhealthy  area. 

(3)  Any  order  made  by  the  confirming  authority  in  jiursuance  of  this  section  may 
be  made  a  rule  of  a  superior  court,  and  br  enforced  accordingly. 

Proceedings  on  local  inquiry, 

17.  Where  a  local  inquiry  is  directed,  an  officer  shall  be  sent  by  the  confirming 
authority  to  the  area  to  wtiich  such  inquiry  relates  for  the  purpose  of  making  an 
inquiry  into  the  correctness  of  the  official  representation  made  to  the  local  autnority 
as  to  such  area  being  an  unhealthy  area,  and  into  the  sufficiency  of  the  scheme 
provided  for  its  improvement,  and  into  any  local  objections  to  be  made  to  such  scheme^ 
and  to  any  other  matter  into  which  he  is  directed  by  this  Act  or  the  confirming 
authority  to  inquire  for  the  purposes  of  this  Act. 

Notice  of  inquiry  to  be  publicly  given. 

18-  Before  commencing  such  inquiry,  the  officer  appointed  to  conduct  the  same 
shall  make  public  by  advertisement  or  otherwise  in  such  manner  as  he  thinks  best 
calculated  to  give  informaiion  to  the  persons  residing  in  the  area  his  intention  to  make 
such  inquiry,  and  a  statement  of  a  time  and  place  at  which  he  will  be  prepared  to 
hear  all  persons  desirous  of  being  heard  before  him  upon  the  subject  of  inquiry. 

Power  to  administer  oath. 

19.  The  officer  conducting  such  inquiry  shall  have  power  to  administer  an  oath ; 
he  shall  report  the  result  of  such  inquiry  to  the  confirming  authority,  who  shall  deal 
with  such  report  in  such  manner  as  they  think  expedient. 


ACQUISITION  OF  LAND. 

20.  The  clauses  of  the  Lands  Clauses  Acts,  "  with  respect  to  the  purchase  and 
taking  of  lands  otherwise  than  by  agreement,"  [sees.  16-68}  shall  not,  except  to  the 
extent  set  forth  in  the  Second  Schedule  [a  very  itnportaiit  Schedule  dealing  with 
compulsory  taking  of  lands']  to  this  Act,  \_Ai-ticie  27J  apply  to  any  lands  taken  in 
pursuance  of  this  part  of  this  Act,  but  save  as  aforesaid  \_all  clauses  except  16-6& 
apply  as  amended  by  Schedule  II ;  therefore  clause  I'^Z  "f        "f  cotnpels  the 

payment  of  land  tax  and  poor  rates  while  such  scheme  is  beifig  carried  out}  the  said  Lands 
Clauses  Acts,  as  amended  by  the  provisions  contained  in  the  said  schedule,  shall 
regulate  and  apply  to  the  purchase  and  taking  of  lands,  and  shall  for  that  purpose  be 
deemed  to  form  part  of  this  part  of  this  Act  in  the  same  manner  as  if  they  were 
enacted  in  the  body  thereof;  subject  to  the  provisions  of  this  part  of  this  Act  and 
to  the  provisions  following  ;  that  is  to  say 

\_For  the  subject  tnatter  of  compensation,  see  sees.  21  and  22,  and  as  to  the  manner 
of  assessf?ient,  see  Schedule  11}. 

\_As  sec.  68  of  Lands  Clauses  Acts,  1845,  "  ^^fi  out,  compensaiion  for  "  injurums 
affection"  cannot  be  awarded  except  tmder  sec.  22  of  Act,  1890]. 

(i. )  This  part  of  this  Act  shall  authorise  the  taking  by  agreement  of  any  lands 
■which  the  local  authority  may  require  for  the  purpose  of  carrying  into 
effect  the  scheme  authorised  by  any  confirming  Act,  but  it  shall  authorise 
the  taking  by  the  exercise  of  any  compulsory  powers  of  such  lands  only 
as  are  proposed  by  the  scheme  in  the  confirming  Act  to  be  taken 
compulsorily  ; 
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(ii.)  In  the  construction  of  the  Lands  Clauses  Acts,  and  the  provisions  m  the 
Second  Schedule  to  this  Act,  this  part  of  this  Act  shall  be  deemed  to 
be  the  special  Act,  and  the  local  authority  shall  be  deemed  to  be  the 
promoters  of  the  undertaking ;  and  the  period  after  which  the  powers 
for  the  compulsory  purchase  or  taking  of  lands  shall  not  be  exercised 
shall  be  three  years  after  the  passing  of  the  confirming  Act. 


Purchase  clauses. 

21.— (i)  Whenever  the  compensation  payable  in  respect  of  any  lands  or  of  any 
interests  in  any  lands  proposed  to  be  taken  compulsorily  in  pursuance  of  this  part  of 
this  Act  requires  to  be  assessed — 

(a )  the  estimate  of  the  value  of  such  lands  or  interests  shall  be  based  upon 
the  fair  market  value,  as  estimated  at  the  time  of  the  valuation 
being  made,  [the  subject  matter  of  compensation  to  be  only  such 
property  as  existed  at  the  date  of  the  ptcblication  of  the  notices']  of  such 
lands,  and  of  the  several  interests  in  such  lands,  due  regard  being  had 
to  the  nature  and  then  condiiion  of  the  property,  and  the  probable 
duration  of  ihe  buildings  in  their  existing  state,  and  to  the  state  of  repair 
thereof,  without  any  additional  allowance  in  respect  of  the  com- 
pulsory purchase  [this  does  not  apply  to  neighbouring  lands']  of  an  area 
or  any  part  of  an  area  in  respect  of  which  an  official  representation  has 
been  inade,  or  of  any  lands  included  in  a  scheme- which,  in  the  opinion 
of  the  arbitrator,  have  been  so  included  as  tailing  under  the  description 
of  property  which  maybe  constituted  an  unhealthy  area  under  this  part 
of  this  Act  ; 

No  allowance  for  additions  after  publication  of  notices. 

and  (b)  in  such  estimate  any  addition  to  or  improvement  of  the  property  made 
after  the  date  of  the  publication  in  pursuance  of  this  part  of  this  Act 
of  an  advertisement  stating  the  fact  of  the  improvement  scheme  having 
been  made  shall  not  (unless  such  addition  or  improvement  was  necessary 
for  the  maintenance  of  the  property  in  a  proper  state  of  repair)  be 
included,  nor  in  the  case  of  any  interest  acquired  after  the  said  date 
shall  any  separate  estimate  of  the  value  thereof  be  made  so  as  to  increase 
the  amount  of  compensation  to  be  paid  for  the  lands ;  and 

(2)  On  the  occasion  of  assessing  the  compensation  payable  under  any  improvement 
scheme  in  respect  of  any  house  or  premises  situate  within  an  unhealthy  area,  evidence 
shall  be  receivable  by  the  arbitrator  to  prove — 

(ist)  that  the  rental  of  the  house  or  premises  was  enhanced  by  reason  of  the 
same  being  used  for  illegal  purposes,  or  being  so  overcrowded  as  to  be 
dangerous  or  injurious  to  the  health  of  the  inmates ; 
or  (2ndly)  that  the  house  or  premises  are  in  such  a  condition  as  to  be  a  nuisance 
within  the  meaning  of  the  Acts  relating  to  nuisances,  or  are  in  a 
state  of  defective  sanitation,  or  are  not  in  reasonably  good  repair  ; 
or  (3rdly)  that  the  house  or  premises  are  unfit,  and  not  reasonably  capable  of  being 
made  fit,  for  human  habitation  ; 
and  if  the  arbitrator  is  satisfied  by  such  evidence,  then  the  compensation — 

(a )  shall  in  the  first  case,  so  far  as  it  is  based  on  rental,  be  based  on  the  rental 
which  would  have  been  obtainable  if  the  house  or  premises  were 
occupied  for  legal  purposes  and  only  by  the  number  of  persons  whom 
the  house  or  premises  were  under  all  the  circumstances  of  the  case 
fitted  to  accommodate  without  such  overcrowding  as  is  dangerous  or 
injurious  to  the  health  of  the  inmates  ; 
and  (b )  shall  in  the  second  case  be  the  amount  estimated  as  the  value  of  the  house 
or  premises  if  the  nuisance  had  been  abated,  or  if  they  had  been  put  into 
a  sanitary  condition,  or  into  reasonably  good  repair,  after  dediicting  the 
estimated  expense  of  abating  the  nuisance,  or  putting  them  into  such 
condition  or  repair,  as  the  case  may  be  ; 


and  ( c)  shall  in  the  third  case  be  the  value  of  the  land,  and  of  the  materials  of  the 
buildings  thereon. 
[For  poiver  of  local  aiithorily  to  enter  and  value  premises,  see  sec.  77], 
\_For  compensation  to  tenants  for  removal,  see  sec.  78]. 

Extinction  of  rights  of  way  and  other  easements. 

22.  Upon  the  purchase  by  the  local  authority  of  any  lands  required  for  the 
purpose  of  carrying  into  effect  any  scheme,  all  rights  of  way,  rights  of  laying  down 
or  of  continuing  any  pipes,  sewers,  or  drains  on,  through,  or  under  such  lands,  or 
part  thereof,  and  all  other  rights  or  easements  in  or  relating  to  such  lands,  or  any  part 
thereof,  shall  be  extinguished,  and  all  the  soil  of  such  ways,  and  ihe  property  in  the 
pipes,  sewers,  or  drains,  shall  vest  .in  the  local  authority,  subject  to  this  provision,  that 
compensation  shall  be  paid  by  the  local  authority  to  any  person  or  body  of  persons 
[cofnpensation  not  payable  until  actual  loss  proved  to  have  been  sustained^  proved  to 
have  sustained  loss  by  this  section,  and  such  compensation  shall  be  determined  in 
the  manner  in  which  compensation  lor  lands  is  determinable  under  this  part  of  this 
Act,  or  as  near  thereto  as  circumstances  admit. 

\_This  makes  the  site  free  from  all  restrictions  and encumbrames\ 

Application  of  lands  for  accommodation  of  working  classes. 

23-  A  local  authority  may,  for  the  purpose  of  providing  accommodalion  for 
persons  of  the  working  classes  displaced  by  any  improvement  scheme,  appropriate 
any  lands  for  the  time  being  belonging  to  them  which  are  suitable  for  the  purpose,  or 
may  purchase  by  agreement  any  such  further  lands  as  may  be  convenient. 

EXPENSES. 

Dwelling  house  improvement  fund. 

24 —  (l)  The  receipts  of  a  local  authority  under  this  part  of  this  Act  shall  form 
a  fund  (in  this  Act  referred  to  as  "the  Dwelling  House  Improvement  Fund"),  and 
their  expenditure  shall  be  defrayed  out  of  such  fund. 

[/«  London  expenses  of  Part  III  are  defrayed  from  sanu  fund]. 

How  expenses  are  to  be  defrayed. 

(2)  The  moneys  required  in  the  first  instance  to  establish  such  fund,  and  any 
deficiency  for  the  purposes  of  this  part  of  this  Act  from  time  to  time  appearing  in 
such  fund  by  reason  of  the  excess  of  expenditure  over  receipts,  shall  be  supplied  out 
of  the  local  rates  [sec.  92  and  Schedule  /,  col.  3]  or  out  of  moneys  borrowed  in 
pursuance  of  this  Act  [sec.  25]. 

[  The  rates  out  of  which  the  expenses  are  to  be  defrayed  in  London  Boroughs  will 
be  the  general  rate  (sec .  10,  London  Government  Act,  1899^]. 

[lit  rural  districts  the  rate  out  of  which  the  '■'general"  or  ''special"  expenses  of 
the  Public  Health  Act  are  to  be  defrayed]. 

[In  urban  districts  and  boroughs  the  rate  out  of  which  the  expenses  of  Public 
Health  Act  are  to  be  defrayed^. 

(3)  In  settling  any  accounts  of  the  local  authority  in  respect  of  any  transactions 
under  this  part  of  this  Act,  care  shall  be  taken  that  as  far  as  may  be  practicable  all 
expenditure  shall  ultimately  be  defrayed  out  of  the  property  dealt  with  under  this 
part  of  this  Act ;  and  any  balances  of  profit  made  by  the  local  authority  under  this 
part  of  this  Act  shall  be  applicable  to  any  purposes  to  which  the  local  rate  is  for  the 
time  being  applicable. 

Limit  imposed  by  local  acts  on  local  rates  not  to  apply. 

(4)  Any  limit  imposed  on  or  in  respect  of  local  rates  by  any  other  Act  of 
Parliament  shall  not  apply  to  any  rate  required  to  be  levied  for  the  purpose  of 
defraying  any  expenses  under  this  part  of  this  Act. 

(5)  The  local  authority  may  carry  to  the  account  of  the  Dwelling  House 
Improvement  Fund  any  such  money  or  produce  of  any  property,  as  is  legally 
applicable  to  purposes  similar  to  the  purposes  of  this  part  of  this  Act ;  and  in  case 
of  doubt  as  to  whether,  in  any  particular  case,  the  purposes  are  so  similar,  the 
confirming  authority  may  decide  such  doubt,  and  such  decision  shall  be  conclusive. 
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POWER  OF  BORROWING  MONEY  FOR  THE  PURPOSES  OF  PART  I 

OF  ACT. 

25. -(I)  A  local  authority  may,  in  manner  in  this  section  mentioned,  borrow 
such  money  as  is  required  for  the  purposes  of  this  part  of  this  Act  on  the  security  of 
the  local  rate.    [Counij'  Fund,  sec.  6,  Local  Government  Act,  ibSbJ. 

London  County  Council. 

(2)  For  the  purpose  of  such  borrowing,  the  London  County  Council  may,  with 
the  assent  of  the  Treasury,  create  consolidated  stock  under  the  Metropolitan  Board 
of  Works  Loans  Acts,  1S69  to  1871,  but  all  moneys  required  for  the  payment  of  the 
dividends  on  and  the  redemption  of  the  consolidated  stock  created  for  the  P"'Poses  ot 
this  part  of  this  Act  shall  be  charged  to  the  special  county  account  iDwelhng  House 
Improvement  Fund  of  London  County  Cotmciq  to  which  the  expenditure  for  the  purposes 
of  this  part  of  this  Act  is  chargeable. 

U)  For  the  purpose  of  such  borrowing,  the  Commissioners  of  Sewers  {now 
abolM]  for  the  City  of  London  may  borrow  and  take  up  at  interest  such  money  on 
the  credit  of  the  local  rates,  [Servers  Kate  and  Consolidated  Rate,  under  City  Sewers 
Acts,  184S  and  1857]  or  any  of  ihem,  as  they  may  require  for  the  purposes  ot  this 
part  of  this  Act,  and  may  mortgage  any  such  rate  or  rates  to  the  persons  by  or  on 
behalf  of  whom  such  money  is  advanced  for  securing  the  repayment  to  them  ot  the 
sums  borrowed,  with  interest  thereon,  and  for  the  purposes  of  any  mortgages  so  made 
by  the  Commissioners  of  Sewers,  the  clauses  of  the  Commissioners  Clauses  Act,  i»47, 
\secs.  7t  to  88]  with  respect  to  the  mortgages  to  be  executed  by  the  Commissioners 
shall  be  incorporated  with  this  part  of  this  Act ;  and  in  the  construction  of  that  Act 
"  the  special  Act"  shall  mean  this  part  of  this  Act;  "the  commissioners  shall  mean 
the  Commissioners  of  Sewers  "the  clerk  of  the  commissioners '  shall  mclude  any 
officer  appointed  for  the  purpose  by  the  Commissioners  of  Sewers  by  this  part  ot  this 
Act :  and  the  mortgagees  or  assignees  of  any  mortgage  made  as  last  aforesaid  may 
enforce  payment  of  the  arrears  of  principal  and  interest  due  to  them  by  the  appoint- 
ment of  a  receiver. 

Town  or  urban  district  councils. 

TaI  For  the  purpose  of  such  borrowing,  the  urban  sanitary  authority  shall  have- 
the  same  power  of  borrowing  as  they  have  under  the  Public  Health  Acta 

\_secs.  233-243,  Public  Health  Act,  1875;  especially  234  (i)  and  (2)]  for  the  purpose  of 
defraying  any  expenses  incurred  by  them  in  the  execution  of  those  Acts. 

[Local  Rate  means  General  District  Rate  or  Borough  Rate  in  these  cases. 

Loans  by  Public  Works  Loans  Commissioners. 

(O  The  Public  Works  Loans  Commissioners  may,  on  the  recommendation  of  the 
confirming  authority,  lend  to  any  local  authority  any  money  required  by  them  for 
purposes  of  this  part  of  this  Act,  on  the  security  of  the  local  rate.  Such  loan  shall 
be  repaid  within  such  period,  not  exceeding  fifty  years,  as  may  be  recommended  by 
the  confirming  authority.    {See  sec.  83  ;  also  Public  Works  Loans  Acts\ 

GENERAL  PROVISIONS. 

26  In  case  of  the  illness  or  unavoidable  absence  of  a  medical  officer  of 
heahh  the  authority,  board,  or  vestry  who  appointed  him  may  (subject  to  the 
approv'al  of  the  confirming  authority)  appoint  a  duly  qualified  medical  practitioner, 
for  the  period  of  six  months,  or  any  less  period  to  be  named  m  the  appointment. 

[See  also  sec.  79  (l)]. 

27  The  confirming  authority  may  by  order  prescribe  the  forms  of  advertise- 
ments and  notices  under  this  part  of  this  Act;  it  shall  not  be  obligatory  on  any 
persons  to  adopt  such  forms,  but  the  same,  when  adopted,  shall  be  deemed  sufficient 
for  all  the  purposes  of  this  part  of  this  Act. 

28.  The  confirming  authority  may,  on  the  consideration  of  any  petition  of  a  local 
authority  for  an  order  confirming  a  scheme,  dispense  with  the  publication  of  any 
advertisement,  or  the  service  of  any  notice,  proof  of  which  publication  or  service  is 
not  given  to  them  as  required  by  this  part  of  this  Act,  where  reasonable  cause  i» 
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shown  to  their  satisfaction  why  such  publication  or  service  should  be  dispensed  with, 
and  such  dis^pensation  may  be  made  by  the  confirming  authority,  either  unconditionally 
or  upon  such  condition  as  to  the  publication  of  other  advertisements  and  the  service 
ol  other  notices  or  otherwise  as  the  confirming  authority  may  think  fit,  due  care  being 
taken  by  the  confirming  authority  to  prevent  the  interest  of  any  person  being 
prejudiced  by  the  fact  of  the  publication  of  any  advertisement  or  the  service  of  any 
notice  being  dispensed  with  in  pursuance  of  this  section. 


PART  II. 

UNHEALTHY  DWELLING  HOUSES. 

[  The  districts  to  which  this  Act  applies  are  the  City  of  London,  the  Boroughs  of 
London,  and  the  country  generally,  urban  districts  and  rural  districts  ;  in  fait  every 
sanitary  district.  The  authorities  for  carrying  the  Act  into  execution  are  the  Councils 
of  such  districts  and  boroughs']. 

Definitions. 

29.   In  this  part  of  this  Act,  unless  the  context  otherwise  requires — 

The  expression  "street"  includes  any  court,  alley,  street,  square,  or  row  of 
houses  ; 

The  expression  "dwelling  house"  means  any  inhabited  building,  and  includes 
any  yard,  garden,  outhouses,  and  appurtenances  belonging  thereto  or 
usually  enjoyed  therewith,  and  includes  the  site  of  the  dwelling  house 
as  so  defined. 

The  expression  "owner,"  in  addition  to  the  definition  given  by  the  Land 
Clauses  Acts,  includes  all  lessees  or  mortgagees  of  any  premises  required 
to  be  dealt  with  under  this  part  of  this  Act,  except  persons  holding  or 
entitled  to  the  rents  and  profits  of  such  premises  for  a  term  of  years,  of 
which  twenty-one  years  do  not  remain  unexpired ; 
[Sec.  3  of  Lands  Clauses  Act,  1845,  defines  owner  as     any  person  or  corporation 
who  tmder  the  provisions  of  this  or  the  special  Act  would  be  enabled  to  sell  and  convey 
lands  to  the  promoters  of  the  undertaking."] 

\Sec.  7  provides  that  ' '  all  persons  seised,  possessed  of,  or  entitled  to  any  suck  lands 
or  any  estate  or  inte)-est  therein  7nay  sell,  including  corporatioTis,  tetiattts  intail  or  for 
life,  married  women  seised  in  their  own  right  or  entitled  to  dower,  guardians,  committees 
of  lunatics  and  idiots,  trustees  or  feoffees  in  trust  for  charitable  or  other  purposes, 
executors  atid  administrators,  and  all  parties  for  the  time  being  entitled  to  the  ?-eceipt 
of  the  rents  and  profits  of  any  stick  lands  in  possession  or  subject  to  any  estate  in  dower, 
or  to  any  lease  for  life  or  for  lives  and  years,  or  for  years  or  any  less  iriterest."] 

The  expression  "closing  order"  means  an  order  prohibiting  the  use  of 
premises  for  human  habitation  made  under  the  enactments  set  out  in  the 
Third  Schedule  in  this  Act. 
[/«  County  of  London,  sees.  2,  4,  and  5  of  Public  Health  ( London  J  Act,  1891 ; 
elsewhere,  sees.  91,  94,  95,  and  97  of  Public  Health  Act,  1875]. 

BUILDINGS  UNFIT  FOR  HUMAN  HABITATION. 

Representation  by  medical  officer  of  health. 

30.  It  shall  be  the  duty  of  the  medical  officer  of  health  of  everj'  district  to 
represent  to  the  local  authority  of  that  district  any  dwelling  house  which  appears  to 
him  to  be  in  a  state  so  dangerous  or  injurious  to  health  as  to  be  unfit  for  human 
habitation. 

[Doubtful  whether  a  house  without  sufficient  water  supply  is  "dangerous  or 
injurious  to  health  "  under  this  section,  but  under  Public  Health  ( London)  Act,  1891, 
tuck  a  house  is  deemed  "  unfit  for  habitation."] 

N.B.— All  matter  Is  the  actual  Text,  except  Headlngrs  and  Words  In  Italics. 
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Representation  on  householders'  complaint. 

31.  _(i)  If  in  anv  district  any  four  or  more  householders  living  in  or  near  to 
any  street  complain  'in  writing  to  the  medical  officer  of  health  of  that  district 
that  anv  dwelling  house  in  or  near  that  street  is  in  a  condition  so  dangerous  or 
injurious  to  health  as  to  be  unfit  for  human  habitation,  he  shall  forthwith  inspect  the 
same,  and  transmit  to  the  local  authority  the  said  complaint,  together  with  his  opinion 
thereon,  and  if  he  is  of  opinion  that  the  dwelling  house  is  in  the  condition  aforesaid, 
shall  represent  the  same  to  the  local  authority,  but  the  absence  of  any  such  complaint 
shall  not  excuse  him  from  inspecting  any  dwelling  house  and  making  a  representation 
thereon  to  the  local  authority.    {Appeal  to  Cotmty  Cotmcil,  sec.  4]. 

(2)  If  within  three  months  after  receiving  the  said  complaint  and  opinion  or 
representation  of  the  medical  officer,  the  local  authority,  not  being  in  the  administrative 
county  of  London,  or  not  being  a  rural  sanitary  authority  in  any  other  county,  declines 
or  neglects  to  take  anv  proceedings  to  put  this  part  of  this  Act  in  force,  the  house- 
holders who  signed  such  complaint  may  petition  the  Local  Government  Board  lor 
an  inquiry,  and  the  said  Board  after  causing  an  inquiry  to  be  held  may  order  the  local 
authority' to  proceed  under  this  part  of  this  Act,  and  such  order  shall  be  binding  on 
the  local  authority. 

CLOSING  ORDER  AND  DEMOLITION. 

Duty  of  local  authority  to  inspect  district. 

32,  — (i)  It  shall  be  the  duty  of  ever)'  local  authority  to  cause  to  be  made  from 
time  to  time  inspection  of  their  district,  with  a  view  to  ascertain  whether  any 
dwelling  house  iwheiher  occupied  or  not  there  is  no  restrictioii  as  to  closing']  therein 
is  in  a  state  so  dangerous  or  injurious  to  health  as  to  be  unfit  for  human  habitation, 
and,  if  on  the  representation  of  the  medical  officer,  or  of  any  officer  of  such 
authority,  or  information  given,  any  dwelling  house  appears  to  them  to  be  in  such 
state,  to  forthwith  take  proceedings  against  the  owner  [leaseholders  for  less_  than 
twenty-one  years  unexpired  are  not  the  '■'■owners^''  i7i  this  connection]  or  occupier  for 
closing  the  dwelling  house  under  the  enactments  set  out  in  the  Third  Schedule 
to  this  Act.    \_See  note  to  sec.  29]. 

(2)  Any  such  proceedings  may  be  taken  for  the  express  purpose  of  causing  the 
dwelling  house  to  be  closed,  whether  the  same  be  occupied  or  not,  and  upon  such 
proceedings  the  court  of  summary  jurisdiction  may  impose  a  penalty  not  exceeding 
twenty  pounds,  and  make  a  closing  order,  and  the  forms  for  the  purposes  cf  this 
section  may  be  those  in  the  Fourth  Schedule  to  this  Act,  or  to  the  hke  effect, 
and  the  enactments  respecting  an  appeal  from  a  closing  order  shall  apply  to  the 
imposition  of  such  penalty  as  well  as  to  a  closing  order. 

[If  a  house  is  so  bad  that  it  must  be  demolished,  it  is  best  to  proceed  utider  this  Act']. 

\If  a  house  can  be  made  fit  for  habitation,  then  proceedings  may  be  taken  under 
■either  this  Act  or  the  Public  Health  Acts]. 


Removal  and  compensation  of  tenants. 

(3)  Where  a  closing  order  has  been  made  as  respects  any  dwelling  house,  the 
local  authority  shall  serve  notice  of  the  order  on  every  occupying  tenant  of  the 
dwelling  house,  and  within  such  period  as  is  specified  in  the  notice,  not  being  less 
than  seven  days  after  the  service  of  the  notice,  the  order  shall  be  obeyed  by  him,  and 
he  and  his  family  shall  cease  to  inhabit  the  dwelling  house,  and  in  default  he  shall  be 
liable  to  a  penalty  not  exceeding  twenty  shillings  a  day  during  his  disobedience  to  the 
order.  Provided  that  the  local  authority  may  make  to  every  such  tenant  such 
reasonable  allowance  on  account  of  his  expenses  of  removing  as  may  have  been 
authorised  by  the  court  making  the  closing  order,  which  authority  the  court  is  hereby 
authorised  to  give,  and  the  amount  of  the  said  allowance  shall  be  a  civil  debt  due 
from  the  owner  of  the  dwelling  house  to  the  local  authority,  and  shall  be  recoverable 
summarily. 

[Under  sec.  78  of  this  Act  compensation  can  be  given  to  tenants  removed,  but  not 
under  Public  Health  Acts'], 
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Order  for  demolition  of  house  unfit  for  habitation. 

33.  (l)  Where  a  closing  order  has  been  made  in  respect  of  any  dwelling  house, 
and  not  been  determined  by  a  subsequent  order,  then  the  local  authority,  if  of  opinion 
( I )  that  the  dwelling  house  has  not  been  rendered  fit  for  human  habitation, 
and  (2)  that  the  necessary  steps  are  not  being  taken  with  all  due  diligence  to 

render  it  so  fit,  and  (3)  that  the  continuance  of  any  building  being  or  being  part 
of  the  dwelling  liouse  is  dangerous  or  mjurious  to  the  health  of  the  public  or  of 
the  inhabitants  of  the  neighbouring  dwelling  houses,  shall  pass  a  resolution  that  it  is 
expedient  to  order  the  demolition  of  the  building. 

[  These  conditions  must  all  obtain  at  the  same  time,  and  if  after  closing  they  are 
no  longer  dangerous  or  infurious  to  the  public  health,  the  demolition  order  must  fall 
to  the  ground"]. 

(2)  The  local  authority  shall  cause  notice  of  such  resolution  to  be  served  on  the 
owner  \all  owners  of  all  interests  in  the  house  r?iust  be  served  with  notice,  sees.  49,  86, 
and  47]  of  the  dwelling  house,  and  such  notice  shall  specify  the  time  and  place 
appointed  by  the  local  authority  for  the  further  consideration  of  the  resolution,  not 
being  less  than  one  month  after  the  service  of  the  notice,  and  any  owner  of  the 
dwelling  house  shall  be  at  liberty  to  attend  and  state  his  objections  to  the  demolition. 

(3)  If  upon  the  consideration  of  the  resolution  and  the  objections  the  local 
authority  decide  that  it  is  expedient  so  to  do,  then,  unless  an  owner  undertakes  to 
execute  forthwith  the  works  necessary  to  render  the  dwelling  house  fit  for  human 
habitation,  the  local  authority  shall  order  the  demolition  of  the  building.  \^See  sec.  47  (2)]. 

(4)  If  an  owner  undertakes  as  aforesaid  to  execute  the  said  works,  the  local 
authority  may  order  the  execution  of  the  works,  within  such  reasonable  time  as  is 
specified  in  the  order,  and  if  the  works  are  not  completed  within  that  time  or  any 
extended  time  allowed  by  the  local  authority  or  a  court  of  summary  jurisdiction,  the 
local  authority  shall  order  the  demolition  of  the  building. 

Execution  of  an  order  for  demolition,  and  provision  as  to  site. 

34.  — (i)  Where  an  order  for  the  demolition  of  a  building  has  been  made,  the 
owner  thereof  shall  within  three  [calendar']  months  after  service  of  the  order  proceed 
to  take  down  and  remove  the  building,  and  if  the  ovmer  fails  therein  the  local 
authority  shall  proceed  to  take  down  and  remove  the  building  and  shall  sell  the 
materials,  and  after  deducting  the  expenses  incident  to  such  taking  down  and  removal, 
pay  over  the  balance  of  the  money  (rf  any)  to  the  owner. 

[If  sold  at  a  loss  the  expense  will  fall  on  the  rates]. 

(2)  Where  a  building  has  been  so  taken  down  and  removed,  no  house  or  other 
building  or  erection  which  will  be  dangerous  or  injurious  to  health  shall  be  erected  on 
all  or  any  part  of  the  site  of  such  building  ;  and  if  any  house,  building,  or  erection  is 
erected  contrary  to  the  provisions  of  this  section,  the  local  authority  may  at  any  time 
order  the  owner  thereof  to  abate  the  same,  and  in  the  event  of  non-compliance  with 
the  order  may,  at  the  expense  of  the  owner,  abate  or  alter  the  same. 

Appeal  against  order  of  local  authority. 

35^ — (i)  Any  person  aggrieved  by  an  order  of  the  local  authority  under  this  part 
of  this  Act,  may  appeal  against  the  same  to  a  court  of  quarter  sessions,  and  no  work 
shall  be  done  nor  proceedings  taken  under  any  order  until  after  the  appeal  is 
determined  or  ceases  to  be  prosecuted;  and  section  thirty-one  of  the  Summary 
Jurisdiction  Act,  1879,  respecting  appeals  from  courts  of  summary  jurisdiction  to 
courts  of  quarter  session,  shall  apply  with  the  necessary  modifications  as  if  the  order 
of  the  local  authority  were  an  order  of  a  court  of  summary  jurisdiction. 

(2)  Provided  that — 

(a )  Notice  of  appeal  may  be  given  within  one  month  after  notice  of  the  order 

of  the  local  authority  has  been  served  on  such  person  ; 

(b )  The  court  shall,  at  the  request  of  either  party,  state  the  facU  specially  for 

the  determination  of  a  superior  court,  in  which  case  the  proceedings 
may  be  removed  into  that  court. 
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Grant  of  charges  by  way  of  annuity  to  owner  on  completion  of  works. 

26  — (I)  Where  any  owner  has  completed  in  respect  of  any  dwelling  house  any 
works  required  to  be  executed  by  an  order  of  a  local  authority  under  this  part  of 
this  Act,  he  may  applv  to  the  local  authority  for  a  chargmg  order  and  shall  produce 
to  the  local  authority  the  certificate  of  their  surveyor  or  engineer  that  the  works  have 
been  executed  to  his  satisfaction,  and  also  the  accounts  of  and  vouchers  for  the  costs, 
char-es,  and  expenses  of  the  works,  and  the  local  authority,  when  satisfied  that  the 
owner  has  duly  executed  such  works  and  of  the  amount  of  such  costs  charges,  arid 
expenses,  and' of  the  costs  of  obtaining  the  charging  order  which  have  been  properly 
incurred,  shall  make  an  order  accordingly,  charging  on  the  dwelling  house  an  annmty 
to  repay  the  amount. 

(2)  The  annuity  charged  shall  be  a  sum  of  six  pounds  for  every  one  hundred 
pounds  of  the  said  amount,  and  so  in  proportion  for  any  less  sum,  and  shall  commence 
from  the  date  of  the  order,  and  be  payable  for  a  term  of  thirty  years  to  the  owner 
named  in  such  order,  his  executors,  administrators,  or  assigns. 

(3)  Every  such  annuity  may  be  recovered  by  the  person  for  the  time  being  entitled 
to  it  by  the  same  means  and  in  the  like  manner  in  all  respects  as  if  it  were  a  rentcharge 
granted  by  deed  out  of  the  dwelling  house  by  the  owner  thereof. 

(4)  ChargintT  orders  made  under  this  section  shall  be  made  according  to  the  Form 
marked  A  in  the  Fifth  Schedule  to  this  Act,  or  as  near  thereto  as  the  circumstances 
of  the  case  will  admit. 

Incidence  of  charge. 

37._(i)  Every  charge  created  by  a  charging  order  under  this  part  of  this  Act 
shall  be  a  charge  on  the  dwelling  house  specified  in  the  order,  having  priority  over 
all  existing  and  future  estates,  interests,  and  incumbrances,  with  the  exception  of 
quitrents  and  other  charges  incident  to  tenure,  tithe  commutation  rentcharge,  and  any 
charge  created  under  any  Act  authorising  advances  of  public  money  ;  and  where  more 
charges  than  one  are  charged  under  this  part  of  this  Act  on  any  dwelling  house  such 
charges  shall,  as  between  themselves,  take  order  according  to  their  respective  dates. 

(2)  A  charging  order  shall  be  conclusive  evidence  that  all  notices,  acts,  and 
proceedings  by  this  part  of  this  Act  directed  with  reference  to  or  consequent  on  the 
obtaining  of  such  order,  or  the  making  of  such  charge,  have  been  duly  served,  done, 
and  taken,  and  that  such  charge  has  been  duly  created,  and  that  it  is  a  valid  charge 
on  the  dwelling  house  declared  to  be  subject  thereto. 

Registration  of  charging  order. 

(3)  Every  such  charging  order,  if  it  relates  to  a  dwelling  house  in  the  area  to 
which  the  enactments  relating  to  the  registration  of  land  in  Middlesex  apply  or  to  a 
dwelling  house  in  Yorkshire,  shall  be  registered  in  like  manner  as  if  the  charge  were 
made  by  deed  by  the  absolute  owner  of  the  dwelling  house. 

(4)  Copies  of  the  charging  order  and  of  the  certificate  of  the  surveyor  or 
engineer,  and  of  the  accounts  as  passed  by  the  local  authority,  certified  to  be  true 
copies  by  the  clerk  of  the  local  authority,  shall  within  six  months  after  the  date  of 
the  order  be  deposited  with  the  clerk  of  the  peace  of  the  county  in  which  the  dwelling 
house  is  situate,  and  be  by  him  filed  and  recorded. 

Transfer  of  charge. 

(5)  The  benefit  of  any  such  charge  may  be  from  time  to  time  transferred  in  like 
manner  as  a  mortgage  or  rentcharge  may  be  transferred.  Any  transfer  may  be  in  the 
Form  marked  B  in  the  Fifth  Schedule  to  this  Act,  or  in  any  other  convenient  form. 

OBSTEUCTIVE  BUILDINGS. 
38,_(i)  If  a  medical  officer  of  health  finds  that  any  building  [includes  any  part, 
er  a  shed  or  other  erection']  within  his  district,  although  not  in  itself  unfit  for  human 
habitation,  is  so  situate  that  liy  reason  of  its  proximity  to  or  contact  with  any  other 
buildings  it  causes  one  of  the  following  effects,  that  is  to  say — 

(a)  It  stops  ventilation,  or  otherwise  makes  or  conduces  to  make  such  other 
buildings  to  be  in  a  condition  unfit  for  human  habitation  or  dangerous 
or  injurious  to  health  ; 


i6 


or  (b)  It  prevents  proper  measures  from  being  carried  into  effect  for  remedying 
any  nuisance  injurious  to  health  or  other  evils  complained  of  in  respect 
of  such  other  buildings  ; 

in  any  such  case  the  medical  officer  of  health  shall  represent  to  the  local  authority  the 
particulars  relating  to  such  first-mentioned  building  (in  this  Act  referred  to  as  "an 
obstructive  building")  stating  that  in  his  opinion  it  is  expedient  that  the  obstructive 
buildmg  should  be  pulled  down. 

Representation  by  householders, 

(2)  Any  four  or  more  inhabitant  householders  of  a  district  may  make  to  the  local 
authority  of  the  district  a  representation  as  respects  any  building  to  the  like  effect  as 
that  of  the  medical  officer  under  this  section. 

Proceedings  of  local  authority  on  receipt  of  representation. 

(3)  The  local  authority  on  receiving  any  such  representation  as  above  in  this 
section  mentioned  shall  cause  a  report  to  be  made  to  them  respecting  the  circumstances 
of  the  building  and  the  cost  of  pulling  down  the  building  and  acquiring  the  land,  and 
on  receiving  such  report  shaM  take  into  consideration  the  representation  and  report, 
and  if  they  decide  to  proceed  shall  cause  a  copy  of  both  the  representation  and  report 
to  be  given  to  the  owners  of  the  lands  on  which  the  obstructive  building  stands,  with 
notice  of  the  time  and  place  appointed  by  the  local  authority  for  the  consideration 
thereof;  and  such  owner  shall  be  at  liberty  to  attend  and  state  his  objections,  and 
after  hearing  such  objections  the  local  authority  shall  make  an  order  [under  seal] 
either  allowing  the  objection  or  directing  that  such  obstructive  building  shall  be  pulled 
down,  and  such  order  shall  be  subject  to  appeal  in  like  manner  as  an  order  of 
demolition  of  the  local  authority  under  the  foregoing  provisions  of  this  part  of 
this  Act. 

Purchase  by  local  authority  of  Site  of  obstructive  buildings. 

(4)  Where  an  order  of  the  local  authority  for  pulling  down  an  obstructive  building 
is  made  under  this  section,  and  either  no  appeal  is  made  against  the  order,  or  an 
appeal  is  made  and  either  fails  or  is  abarffloned,  the  local  authority  shall  be  authorised 
to  purchase  the  lands  on  which  the  obstructive  building  is  erected  in  like  manner  as 
if  they  had  been  authorised  by  a  special  Act  to  purchase  the  same ;  and  for  the 
purpose  of  such  purchase  the  provisions  of  the  Lands  Clauses  Acts,  with  respect  to 
the  purchase  and  talcing  of  lands  otherwise  than  by  agreement  shall  be  deemed  to  be 
incorporated  in  this  part  of  this  Act  (subject  nevertheless  to  the  provisions  of  this  part 
of  this  Act),  and  for  the  purpose  of  the  provisions  of  the  Lands  Clauses  Acts  this  part 
of  this  Act  shall  be  deemed  to  be  the  special  Act,  and  the  local  authority  to  be  the 
promoters  of  the  undertaking,  [no  provisio7tal  order  required]  and  such  lands  may  be 
purchased  at  any  lime  within  one  year  after  the  date  of  the  order,  or  if  it  was  appealed 
against,  after  the  date  of  the  confirmation. 

[Owner  for  this  purpose  may  include  holder  of  a  long  lease].  ^ 

Retention  of  site  of  obstructive  building  by  owner. 

(5)  The  owner  of  the  lands  may  within  one  month  after  notice  to  purchase 
[i.e.,  '^notice  to  tj-eat"  must  be  sei-ved  upon  lessees,  sec.  18  Lands  Clauses  Acts,  1S45] 
the  same  is  served  upon  him,  declare  that  he  desires  to  retain  the  site  of  the  obstructive 
building,  and  undertake  either  to  pull  down  or  to  permit  the  local  authority  to  pull 
down  the  obstructive  building,  and  in  such  case  the  owner  shall  re  ain  the  site  and 
shall  receive  compensation  from  the  local  authority  for  the  pulling  down  of  the 
obstructive  building.    [See  also  sec.  41]. 

Provisions  as  to  compensation. 

(6)  The  amount  of  such  compensation,  and  also  the  amount  of  any  compensation 
to  be  paid  on  the  purchase  of  any  lands  under  this  section,  shall  in  case  of  difference 
be  settled  by  arbitration  in  manner  provided  by  this  part  of  this  Act. 

Part  of  property  may  be  taken  instead  of  whole. 

(7)  Where  the  local  authority  is  empowered  to  purchase  land  compulsorily,  it 
shall  not  be  competent  for  the  owner  of  a  house  or  manufactory  to  ins  st  on  his  entire 
holding  being  taken,  where  part  only  is  proposed  to  be  taken  as  obstructive,  and 
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where  such  part  proposed  to  be  taken  can,  in  the  opinion  of  the  arbi  rator  to  whom 
the  question  of  disputed  compensation  is  submitted,  be  severed  from  the  femaindcr  ot 
the  house  or  manufactory  without  material  detriment  thereto,  provided  that  com- 
pensation may  be  awarded  in  respect  of  the  severance  of  the  part  so  proposed  to  be 
taken  in  addition  to  the  value  of  that  part. 

Betterment  principle  applied  towards  defraying  expenses. 

(8)  Where  in  the  opinion  of  the  arbitrator  the  demolition  of  an  obstructive 
building  adds  to  the  value  of  such  other  buildings  \i.e.,  buildings  obstructed^  as  are 
in  that  behalf  mentioned  in  this  section,  the  arbitrator  shall  apportion  so  much  ot  the 
compensation  to  be  paid  for  the  demolition  of  the  obstructive  building  as  may;  be 
equal  to  the  increase  in  value  of  the  other  buildings  amongst  such  other  buildings 
respectively,  and  the  amount  apportioned  to  each  such  other  building  in  respect  o  its 
increase  in  value  by  reason  of  the  demolition  of  such  obstructive  building  shall  be 
deemed  to  be  private  improvement  expenses  incurred  by  the  local  authority  in  respect 
of  such  building,  and  such  local  authority  may,  for  the  purpose  of  defraying  sucn 
expenses,  make  and  levy  improvement  rates  on  the  occupier  of  such  Pjem'ses 
accordingly  ;  and  the  provisions  of  the  Public  Health  Acts  iPubhc  Health  Act,  i»75, 
sees.  213,  214,  215,  232,  and  2S1'\  relating  to  private  improvement  expenses  and  to 
private  improvement'  rates  shall,  so  far  as  circumstances  admit,  apply  accordingly 
in  the  same  manner  as  if  such  provisions  were  incorporated  in  this  Act. 

(9)  If  any  dispute  arises  between  the  owner  or  occupier  of  any  building  (to  which 
any  amount  may  be  apportioned  in  respect  of  private  improvement  expenses)  and  the 
arbitrator  by  whom  such  apportionment  is  made,  such  dispute  shall  be  settled  by  two 
justices  \pr  in  London  one  stipendiary  magistrate']  in  manner  provided  by  the  Lands 
Clauses  Acts,  [_secs.  22  and  24]  in  cases  where  the  compensation  claimed  in  respect  of 
lands  does  not  exceed  fifty  pounds. 

As  to  buildings  erected  on  cleared  site. 

(10)  Where  the  owner  retains  the  site  or  any  part  thereof,  no  house  or  other 
building  or  erection  which  will  be  dangerous  ar  injurious  to  health,  or  which  will  be 
an  obstructive  building  within  the  meaning  of  this  section,  shall  be  erected  upon  such 
site  or  any  part  thereof ;  and  if  any  house,  building,  or  erection  is  erected  on  the  site 
contrary  to  the  prorisions  of  this  section,  the  local  authority  may  at  any  time  order 
the  owner  to  abate  or  alter  the  said  house,  building,  or  erection  ;  and  in  the  event  of 
non-compliance  with  such  order  may,  at  the  expense  of  the  owner  thereof,  abate  or 
alter  the  same. 

In  case  of  demolition  of  obstructive  building  by  local  authority. 

(11)  Where  the  lands  are  purchased  by  the  local  authority  the  local  authority 
shall  pull  down  the  obstructive  building,  or  such  part  thereof  as  may  be  obstructive 
within  the  meaning  of  this  section,  and  keep  as  an  open  space  the  whole  site,  or 
such  part  thereof  as  may  be  required  to  be  kept  open  for  the  purpose  of  remedying 
the  nuisance  or  other  evik  caused  by  such  obstructive  building,  and  may,  with  the 
assent  of  the  Local  Government  Board,  and  upon  such  terms  as  that  Board  think 
expedient,  sell  such  portion  of  the  site  as  is  not  required  for  the  purpose  of  carrying 
this  section  into  effect. 

(12)  A  local  authority  may,  where  they  so  think  fit,  dedicate  any  land  acquired 
by  them  under  the  authority  of  this  section  as  a  highway  or  other  public  place. 

SCHEME  FOE  RECONSTRUCTION  OF  AREA  COMPRISING  HOUSES 
CLOSED  BY  CLOSING  ORDER. 
Power  to  re-arrange  areas. 
39.— ( I)  In  any  of  the  following  cases,  that  is  to  say — 

(a)  where  an  order  for  the  demolition  of  a  building  has  been  made  in  pursuance 
of  this  part  of  this  Act,  and  it  appears  to  the  local  authority  that  it 
would  be  beneficial  to  the  health  of  the  inhabitants  of  the  neighbouring 
dwelling  houses  if  the  area  of  the  dwelling  house  of  which  such  building 
forms  part  were  used  for  all  or  any  of  the  following  purposes,  that  is  to 
say,  either — 


(i)  dedicated  as  a  highway  or  open  space ;  or 

(ii)  appropriated,  sold,  or  let  for  the  erection  of  dwellings  for  the 

working  classes  ;  or 

(iii)  exchanged  with  other  neighbouring  land  which  is  more  suitable 

for  the  erection  of  such  dwellings,  and  on  exchamge  will  be 
appropriated,  sold,  or  let  lor  such  erection  ; 
\Ifthe  obstrtutive  building  adjoinitt^a  dwelling  house  can  be  demolished  separately, 
then  a  provisional  order  must  be  obtained  to  deal  with  the  dwelling  house  and  clear 
tat  arta  for  an  open  space\ 

Improvement  scheme  for  small  area. 
»  (i)  where  it  appears  to  the  local  authority  that  the  closeness,  narrowness,  aad 
bad  arrangement  or  bad  condition  of  any  buildings,  or  the  want  of  liglit, 
air,  ventilation,  or  proper  conveniences,  or  any  other  sanitary  defect  in 
any  buildings  is  dangerous  or  prejudicial  to  the  health  of  the  inhabitanU 
either  of  the  said  buildings  or  of  the  neighbouring  buildings,  and  that 
the  demolition  or  the  reconstruction  and  re-arrangement  of  the  said 
buildings  or  of  some  of  them  is  necessary  to  remedy  the  said  evils,  and 
that  the  area  comprising  those  buildings  and  the  yards,  outhouses,  and 
appurtenances  thereof,  and  the  site  thereof,  is  too  small  to  be  dealt  with 
as  an  unhealthy  area  under  Part  I  of  this  Act, 

the  local  authority  shall  pass  a  resolution  to  the  above  effect  and  direct  a  scheme 

to  be  prepared  for  the  improvement  of  the  said  area. 

Notice  of  scheme. 

(2)  Notice  of  the  scheme  may  at  any  time  after  the  preparation  thereof  be  served 
in  manner  provided  in  Part  I  of  this  Act  with  respect  to  notices  of  lands  proposed  to 
be  taken  compulsorily  under  a  scheme  made  in  pursuance  of  that  part  of  this  Act,  on 
every  owner  or  reputed  owner,  lessee  or  reputed  lessee,  and  occupier  of  any  part  of 
the  area  comprised  in  the  scheme,  so  far  as  those  persons  can  reasonably  be  ascertained. 

Proceedings  for  obtaining  sanction  to  scheme. 

(3)  The  local  authority  shall,  after  service  of  such  notice,  petition  the  Local 
Government  Board  for  an  order  sanctioning  the  scheme,  and  the  Uoard  may  cause  a 
local  inquiry  to  be  held,  and,  if  satisfied  on  the  report  of  such  local  inquiry  that  the 
carrying  into  effect  of  the  scheme,  either  absolutely  or  subject  to  conditions  or 
modifications,  \sec.  40  provides  for  erection  of  dwellings  for  displcued  p>opn4.lation\ 
would  be  beneficial  to  the  health  of  the  inhabitants  of  the  said  buildings  or  of  the 
neighbouring  dwelling  houses,  may  by  order  sanction  the  scheme  with  or  without  such 
conditions  or  modificaiions. 

Clearing  of  area  by  local  authority. 

(4)  Upon  such  order  being  made,  the  local  authority  may  purchase  by  agreement 
the  area  comprised  in  the  scheme  as  so  sanctioned,  and  if  they  agree  for  the  purchase 
of  the  whole  area,  the  order,  save  so  far  as  it  provides  for  the  taking  of  land  otherwise 
than  by  agreement,  shall  take  effect  without  confirmation.  If  they  do  not  so  agree, 
the  order  shall  be  published  by  the  local  authority  by  inserting  a  notice  thereof  in  the 
London  Gazette,  and  by  serving  notice  thereof  on  the  owners  of  every  part  of  the  area. 

(5)  Any  owner  may,  within  two  months  after  such  publication,  petition  the  Local 
Government  Board  against  the  order,  and  if  such  petition  is  presented  and  is  not 
withdrawn,  the  order  shall  be  provisional  unless  it  is  confirmed  by  Act  of  Parliament 

Confirmation  of  an  miopposed  order  without  going  to  Parliament 

(6)  If  the  Local  Government  Board  are  satisfied  that  the  order  has  been  duly 
published,  and  that  two  months  after  such  publication  have  expired,  and  that  either  a 
petition  has  not  been  presented,  or  if  presented  has  been  withdrawn,  ihey  shall 
confirm  the  order,  and  thereupon  such  order  shall  come  int )  operation,  £ind  have  effect 
as  if  it  were  enacted  by  this  Act. 

(7)  The  order  may  incorporate' the  provisions  of  the  Lands  Clauses  Acts,  and  for 
the  purpose  of  those  provisions  this  Act  shall  be  deemed  to  be  the  special  Act,  and 
the  local  authority  to  be  the  promoters  of  the  undertaking,  and  the  area  shall  be 
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acquired  within  three  vears  after  the  date  of  the  confirmalion  of  the  order  :  Provided 
that  the  amount  of '  compensation  shall,  in  case  of  difference,  be  settied  by 
arbitration  in  manner  provided  by  this  part  of  this  Act.    [Sec.  41]. 

Application  of  various  provisions  of  Part  I  of  the  Act, 

[Sers.  9,  12,  13,  and  22]. 

(8)  The  provisions  of  Part  I  of  this  Act  relating  to  costs  to  be  awarded  in  certain 
cases  by  a  committee  of  either  House  of  Parliament,  to  the  duty  of  a  local  authority 
to  carry  a  scheme  when  confirmed  into  execution,  to  the  completion  of  a  scheme  on 
failure  bv  a  local  authority,  and  to  the  extinction  of  rights  of  way  and  other  easements, 
shall,  wi'th  the  necessary  modifications,  apply  for  the  purpose  of  any  scheme  under 
this  section  in  like  manner  as  if  it  were  a  scheme  under  Part  I  of  this  Act. 

Modification  of  scheme. 

(9)  The  Local  Government  Board,  on  being  satisfied  by  the  local  authority  that 
an  improvement  can  be  made  in  the  details  of  any  scheme  under  this  section,  may  by 
order  permit  the  local  authority  to  modify  any  part  of  the  scheme  which  it  may  appear 
inexpedient  to  carry  into  execution  :    Provided  that — 

(aj  if  the  order  sanctioning  the  scheme  was  confirmed  by  Parliament,  a 
statement  of  such  modification  shall  be  laid  by  the  Local  Government 
Board  before  both  Houses  of  Parliament  as  soon  as  practicable  ; 
and  (d )  in  any  case,  if  the  modification  requires  a  larger  expenditure  than  that 
sanctioned  by  the  original  scheme,  or  authorises  the  taking  of  any 
property  otherwise  than  by  agreeement,  or  injuriously  affects  any 
properly  in  a  manner  different;  from  that  proposed  in  the  original 
scheme,  without  the  consent  cf  the  owner  or  occupier  of  such  property, 
notice  of  the  order  authorising  the  modification  shall  be  published,  and 
the  order  maybe  petitioned  against  and  shall  be  subject  to  confirmation 
in  like  manner  as  if  it  were  an  order  sanctioning  an  original  scheme 
under  this  section. 

Provisions  for  accommodation  of  persons  of  the  working  classes. 

40.  The  Local  Government  Board  shall  in  any  order  sanctioning  a  scheme  under 
this  part  of  this  Act  require  the  insertion  in  the  scheriie  of  such  provisions  (if  any) 
for  the  dwelling  accommodation  of  persons  of  the  working  classes  displaced  by  the 
scheme  as  seem  to  the  Board  required  by  the  circumstances. 

SETTLEMENT  OF  COMPENSATION. 

Provisions  as  to  arbitration. 

41.  In  all  cases  in  which  the  amount  of  any  compensation  is,  in  pursuance  of 
this  part  of  this  Act,  to  be  settled  by  arbitration,  the  following  provisions  shall  have 
effect ;  (namely) 

(1)  The  amount  of  compensation  shall  be  settled  by  an  arbitrator  to  be 

appointed  and  removable  by  the  Local  Government  Board. 

Estimation  of  value. 

(2)  In  settling  the  amount  of  any  compensation — 

(a)  The  estimate  of  the  value  of  the  dwelling  house  shall  be  based 
on  the  fair  market  value  as  estimated  at  the  time  of  the 
valuation  being  made  of  such  dwelling  house,  and  of  the 
several  interests  in  such  dwelling  house,  due  regard  being  had 
to  the  nature  and  then  condition  of  the  property  and  the 
probable  duration  of  the  buildings  in  their  existing  state,  and 
to  the  state  of  repair  thereof,  and  without  any  additional 
allowance  in  respect  of  compulsory  purchase  : 

Deductions  from  value. 

and  (b)  The  arbitrator  shall  have  regard  to  and  make  an  allowance  in 
respect  of  any  increased  value  which,  in  his  opinion,  will  be 
given  to  other  dwelling  houses  of  the  same  owner  by  the 


f 


20 

alteration  or  demolition  by  the  local  authority  of  any  buildings. 
[Kind  of  Bet/er/netit  Clatise  ( not  in  Part  I  Schemes j,  and 
apparently  does  not  affect  owners  whose  land  is  not  taken\ 
(3)  Evidence  shall  be  receivable  by  the  arbitrator  to  prove — 

(ist)  that  the  rental  of  the  dwelling  house  was  enhanced  by  reason 
of  the  same  being  used  for  illegal  purposes  or  being  so 
overcrowded  as  to  be  dangerous  or  injurious  to  the  health  of 
the  inmates ; 

or  (2ndly)  that  the  dwelling  house  is  in  a  state  of  defective  sanitation, 
or  is  not  in  reasonably  good  repair ; 

or  (srdly)  that  the  dwelling  house  is  unfit,  and  not  reasonably  capable 
of  being  made  fit,  for  human  habi'ation  ; 
tuad,  if  the  arbitrator  is  satisfied  by  such  evidence,  then  the  compensation — 

(a)  shall  in  the  first  case  so  far  as  it  is  based  on  rental  be  based  on 
the  rental  which  would  have  been  obtainable  if  the  dwelling 
house  was  occupied  for  legal  purposes  and  only  by  the  number 
of  persons  whom  the  dwelling  house  was  under  all  the 
circumstances  of  the  case  fined  to  accommodate  without  such 
overcrowding  as  is  dangerous  or  injurious  to  the  health  of  the 
inmates  ; 

and  (b)  shall  in  the  second  case  be  the  amount  estimated  as  the  value 
of  the  dwelling  house  if  it  had  been  put  into  a  sanitary 
condition,  or  into  reasonably  good  repair,  after  deducting  the 
estimated  expense  of  putting  it  into  such  condition  or  repair ; 

and  (c)  shall  in  the  third  case  be  the  value  of  the  land,  and  of  the 
materials  of  the  buildings  thereon. 

^4)  On  payment  or  tender  to  the  person  entitled  to  receive  the  same  of  the 
amount  of  compensation  agreed  or  awarded  to  be  paid  in  respect  of  the 
dwelling  house,  or  on  payment  thereof  in  manner  prescribed  by  the 
Lands  Clauses  Acts,  \into  the  Bank  ( see  sees.  69-80,  Lands  Clauses  Acts, 
1845^]  the  owner  shall,  when  required  by  the  local  authority,  \at  cost  of 
local  authority]  convey  his  interest  in  such  dwelling  house  to  them,  or 
as  they  may  direct  ;  and  in  default  thereof,  or  if  the  owner  fails  to 
adduce  a  good  title  to  such  dwelling  house  to  the  satisfaction  of  the  local 
authority,  it  shall  be  lawful  for  the  local  authority,  if  they  think  fit,  to 
execute  a  deed  poll  in  such  manner  and  with  such  consequences  as 
are  mentioned  in  the  Lands  Clauses  Acts. 

{5)  Sections  32,  33,  35,  36,  and  37  of  the  Lands  Clauses  Consolidation 
Act,  1845,  shall  apply,  with  any  necessary  modifications,  to  an  arbitration 
and  to  an  arbitrator  appointed  under  this  part  of  this  Act. 
[These  sections  apply  to  acquisition  of  land  under  Part  III,  and  also  to  the  new 
Act  of  1900]. 

(6)  The  arbitrator  may,  by  one  award,  settle  the  amount  or  amounts  of 

compensation  payable  in  respect  of  all  or  any  of  the  dwelling  houses 
included  in  one  or  more  order  or  orders  made  by  the  local  authority ; 
but  he  may,  and,  if  the  local  authority  request  him  so  to  do  shall,  from 
time  to  time  make  an  award  respecting  a  portion  only  of  the  disputed 
cases  brought  before  him. 

(7)  In  the  event  of  the  death,  removal,  resignation,  or  incapacity,  refusal,  or 

neglect  to  act  of  any  arbitrator  before  he  shall  have  made  his  award, 
the  Local  Government  Board  may  appoint  another  arbitrator,  to  whom 
all  the  documents  relating  to  the  matter  of  the  arbitration  which  were  in 
the  possession  of  the  former  arbitrator  .shall  be  delivered. 

Costs  in  discretion  of  arbitrator  to  save  taxing  them,  except  in  cases 
coming  under  sub.  sec.  9. 

(8)  The  arbitrator  may,  where  he  thinks  fit,  on  the  request  of  any  party  by 

whom  any  claim  has  been  made  before  him,  certif)'  the  ainount  of  the 
costs  properly  incurred  by  such  party  in  relation  to  the  arbitration,  and 
the  amount  of  the  costs  so  certified  shall  be  paid  by  the  local  authority. 
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(q)  The  arbitrator  shall  not  give  such  certificate  where  the  arbitrator  has 
awarded  the  same  or  a  less  sum  than  has  been  offered  by  the  local 
authority  in  respect  of  such  claim  before  the  appomtment  ot  the 
arbitrator,  and  need  not  give  such  certificate  to  any  party  where  he 
considers  that  such  party  neglect§d,  after  due  notice  from  the  local 
authority,  to  deliver  to  that  authority  a  statement  in  writing  within  such 
time,  and  coniaining  such  particulars  respecting  the  compensation 
claimed,  as  would  have  enabled  the  local  authority  to  make  a  proper 
offer  of  compensation  to  such  party  before  the  appointment  ot  the 
arbitrator. 

(10)  If  within  seven  days  after  demand  the  amount  so  certified  be  not  paid  to 

the  party  entitled  to  receive  the  same,  such  amount  shall  be  recoverable 
as  a  debt  from  the  local  authority  with  interest  at  the  rate  of  five  per 
cent,  per  annum  for  any  time  during  which  the  same  remains  unpaid 
after  such  seven  days  as  aforesaid. 

(11)  The  award  of  the  arbitrator  shall  be  final  and  binding  on  all  parties. 
[Subjeci  to  the  statement  of  a  special  easel. 

EXPENSES  AND  BORROWING. 

42._(i)  AH  expenses  incurred  by  a  local  authority  in  the  execution  of  this  part 
of  this  Act  shall  lie  defrayed  by  them  out  of  the  local  rate  ;  \_see  sec.  92  and  Sched.  I\ 
and  that  authority,  notwithstanding  any  limit  contained  in  any  Act  of  Parliament 
Sjresumably  a  local  Act\  respecting  a  local  rate,  may  levy  such  local  rate,  or  any 
increase  thereof,  for  the  purposes  of  this  part  of  this  Act. 

Expenses  of  rural  district  council  to  be  "special." 

(2)  Any  expenses  incurred  by  a  rural  sanitary  authority  under  this  part  of  this 
Act,  other  than  the  expenses  incurred  in  and  incidental  to  proceedings  for  obtainmg 
a  closing  order,  \these  ivill  be  "general,"  see  sees.  229-232,  Public  Health  Act,  1875] 
shall  be  charged  as  special  expenses  on  the  contributory  place  in  respect  of  which 
they  aie  incurred. 

Provision  as  to  borrowing  outside  London. 

43__(i)  A  local  authority  may  borrow  for  the  purpose  of  raising  sums  required 
for  purchase  money  or  compensation  payable  under  this  part  of  this  Act  in  like 
manner,  and  subject  to  the  like  conditions,  as  for  the  purpose  of  defraying  the 
expenses  of  the  execution  by  such  authority  of  the  Public  Health  Acts. 

(2)  The  Public  Works  Loan  Commissioners  may,  if  they  think  fit,  lend  to  any 
local  authority  the  sums  borrowed  in  pursuance  of  this  part  of  this  Act. 

\_This  section  extended  by  Housing  Act,  1894,  to  a  scheme  for  reconstruction\. 

Annual  account  to  be  presented  by  the  local  authority. 

44.  Every  local  authority  shall  every  year  present  to  the  Local  Government 
Board,  In  such  form  as  they  may  direct,  an  account  of  what  has  been  done,  and  of 
all  moneys  received  and  piid  by  them  during  the  previous  year,  with  a  view  to 
carrying  into  effect  the  purposes  of  this  part  of  this  Act.  [/w  London  to  be  deemed 
a  special  report,  and  copies  sent  to  Local  Government  Board  and  County  Council\ 

POWERS  OF  COUNTY  COUNCILS. 

Information  to  be  given  to  county  councils  by  rural  district  councils  and  borough 
councils  in  London,  but  not  by  urban  districts  and  boroughs  elsewhere. 

45.  — (i)  Where  the  medical  officer  of  health  or  any  inhabitant  householders  make 
a  representation  or  complaint,  or  give  information  to  any  vestry  or  district  board  in  the 
administrative  county  of  London  or  to  the  local  board  of  Woolwich,  \itow  borough 
councils']  or  to  any  rural  sanitary  authority  elsewhere  (which  vestry,  board,  or 
authority  is  in  this  Act  referred  to  as  the  district  authority),  or  the  medical  officer  of 
such  authority,  either  respecting  any  dwelling  house  being  in  a  state  so  dangerous 
or  injurious  to  health  as  to  be  unfit  for  human  habitation,  or  respecting  an  obstructive 
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building  and  also  where  a  closing  order  has  been  made  as  respects  any  dwelling 
house,  the  district  authority  shall  forthwith  forward  to  the  county  council  of  the 
county  in  which  the  dwelling  house  or  building  is  situate,  a  copy  of  such  representa- 
tion, complaint  information,  or  closing  order,  and  shall  from  time  to  time  report  to 
me  council  such  particulars  as  the  council  require  respecting  any  proceedings  taken 
dwellfnlhouse'^  "^'^  reference  to  such  representation,  complaint,  information,  or 

Vesting  powers  in  the  county  council  where  local  authority  is  in  default 

(2)  Where  the  county  council — 

(a J  are  of  opinion  that  proceedings  for  a  closing  order  as  respects  any  dwelling 
house  ought  to  be  instituted,  or  that  an  order  ought  to  be  made  for  the 
demohtion  of  any  buildings  forming  or  forming  part  of  any  dwelling 
house  as  to  which  a  closing  order  has  been  made,  or  that  an  order  ought 
to  be  made  for  pulling  down  an  obstructive  building  specified  in  anv 
representation  under  this  part  of  this  Act ; 
and  ( b)  after  reasonable  notice,  not  being  less  than  one  month,  of  such  opinion 
has  been  given  in  writing  to  the  district  authority,  consider  that  such 
authority  have  failed  to  institute  or  properly  prosecute  proceedings,  or 
to  make  the  order  for  the  demolition,  or  to  take  steps  for  pulling  down 
an  obstructive  building ; 
the  council  may  pass  a  resolution  to  that  effect,  and  thereupon  the  powers  of  the 
district  authority  as  respects  the  said  dwelling  house  and  building  under  this  part  of 
this  Act  (otherwise  than  in  respect  of  a  scheme),  shall  be  vested  in  the  county 
council,         however,  case  of  Lojidon  County  Council,  sec.  46  (5)]  and  if  a  closing 
order  or  an  order  for  demolition  or  for  pulling  down  an  obstructive  building  is  made, 
and  not  disallowed  on  appeal,  the  expenses  \olher  than  those  of  ordinary  sej-vanls  oj 
the  county  council^  of  the  council  incurred  as  respects  the  said  dwelling  house  and 
building,  including  any  compensation  paid,  shall  be  a  simple  contract  debt  to  the 
council  from  the  district  authority. 

(3)  Any  debt  to  the  council  under  this  section  shall  be  defrayed  by  the  district 
authority  as  part  of  their  expenses  in  the  execution  of  this  part  of  this  Act. 

Power  of  county  council  to  inspect  premises. 

_  (4)  The  county  council  and  any  of  their  officers  shall,  for  the  purposes  of  this 
section,  have  the  same  right  of  admission  to  any  premises  as  any  district  authority  or 
their  officers  have  for  the  purpose  of  the  execution  of  their  duties  under  the  enactments 
relating  to  public  health,  and  a  justice  may  make  the  like  order  for  enforcing  such 
admission. 

SPECIAL  PROVISIONS  AS  TO  LONDON. 

\See  also  sees.  72  and  73]. 

46-  This  part  of  this  Act  shall  apply  to  the  administrative  county  of  London 
with  the  following  modifications  : — 

\i)  The  provisions  of  the  Public  Health  Acts  relating  to  private  improvement 
expenses  and  to  private  improvement  rates  [sees.  213  to  215  Public 
Health  Act,  1875]  shall,  for  the  purpose  of  this  part  of  this  Act,  extend 
to  the  county  and  to  the  city  of  London,  and  in  the  construction  of  the 
said  provisions,  as  respects  the  county  of  London,  any  local  authorit)- 
in  that  county,  and  as  respects  the  city  of  London  the  Commissioners 
of  Sewers,  shall  be  deemed  to  be  the  urban  authority. 

Borrowing  in  London. 

(2)  The  raising  of  sums  required  for  purchase  money  or  compensation  payable 
under  this  part  of  this  Act  shall  be  a  purpose  for  which  the  London 
County  Council  or  the  Commissioners  of  Sewers  of  the  city  of  London 
may  borrow  under  Part  I  of  this  Act,  [sec.  25,  sub.  sees.  (2)  and  (3)]  and 
a  purpose  for  which  a  vestry  or  district  board  may  borrow  under  the 
Metropolis  Management  Act,  1855,  and  the  provisions  of  Part  I  of  this 
Act  with  respect  to  borrowing,  and  sections  183  to  191  of  the  Metropolis 
Management  Act,  1855,  shall  apply  and  have  effect  accordingly. 
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'3>  ^-1°„?S"»SS."'»^ 

in  pursuance  of  this  part  of  this  Act. 

of  an  obstructive  building  by  a  local  r^uthority,  b^^.  g  ^         ,    ^  ^{  „,oneys 

substituted  for  the  Local  Government  Board. 

London  County  Council  may  carry  out  a  scheme. 

obfain  i  thT  confirmation  of  a  scheme,  and  the  provisions  of  this  Act 
SpSnVthe  scheme  shall  apply  in  like  manner  as  if  they  were  he 
ves?rv  or  district  board,  and  all  expenses  of  and  incidental  to  the 
and  carrying  the  same  into  effect  shall,  save  as  heremafter 
mentioned,  be  borne  by  the  county  fund. 
Home  Secretary  may  on  appeal  decide  as  to  how  expenses  shall  be  met. 
?fifwhere  Ae  council  consider  that  such  expenses,  or  a  contribution  in  respect 
them  ougM  to  be  paid  or  made  by  a  vestry  or  district  board  they 
mav  apply  to  a  Secretary  of  State,  and   the  Secretary  of  State, 
^satisfied  that,  having  regard  to  the  size  of  the  area  to  the  number 
ooski^on    structure,  sinitary   condition,  and   neighbourhood   of  the 
bu  S's   o  be  de^lt  with,  the  vestry  or  district  board  ought  to  pay,  or 
make  a  contribution  in  respect  of,  the  said  expenses,  may  order  such 
patnent  or  contribution  to  be  made,  and  the  amount  thereof  sha  1 
be  a  sTmpk  contract  debt  from  the  vestry  or  district  board  to  the  council. 

London  County  Council  may  contribute  to  a  local  scheme. 

17)  The  county  council  may,  if  they  think  fit,  pay  or  contribute  to  the  payment 
(7)  Itie  coun  y  carrying  into  effect  a  scheme  under  this  part  of  this 

1  by  a  ves  ry  o  district  board,  [in  Shoreditch,  half  net  cost  pard  by 
Tondon  County  Council^  and  if  a  vestry  or  d'Stnct  board  cons.der  tha 
the  expenses  of  carrying  into  effect  any  scheme  under  th  s  part  of  this 
Act!  o^r  a  contribution  in  respect  of  those  expenses,  ough  to  be  pa  d  or 
made  by  the  county  council,  and  the  county  council  decline  or  fail  to 
Tree  to  pay  or  make  the  same,  the  vestry  or  district  board  may  apply 
to  a  Secretary  of  Stato,  and  if  the  Secretary  of  State  is  satisfied  hat, 
Laving  regard  to  the  size  of  the  area,  to  the  number,  position  structu  e, 
sankafy  condition,  and  neighbourhood  of  the  buildings  to  be  dealt  wuh^ 
the  council  ought  to  pay  or  make  a  contribution  in  respect  of  the  said 
expenses'  he  may  order  such  payment  or  contribution  to  be  made,  and 
the  ar^ount  thereof  shall  be  a  simple  contract  debt  from  the  council  to 
the  vestrv  or  district  board. 

accordingly]. 

SUPPLEMENTAL. 
Provisions  as  to  superior  landlord. 
47.-(i)  Where  an  owner  of  any  dwelling  house  is  not  the  person  i-ecdpt  of 
the  rents  and  profits  thereof,  he  may  give  notice  of  ^^^^  ownership  to  the  local 
authority,  and  thereupon  the  local  authority  shall  give  such  owner  notice  of  any 
proceedings  to  be  taken  by  them  in  pursuance  of  this  part  of  this  Act  in  relation  to 
such  dwelling  house. 
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reqinred  to  be  executed  on  any  dwelling  houseSn  respec  of  "hkl  a  dos^^^^^ 
has  been  made,  or  ,n  the  demolition  of  any  building  or  any  dJe  inVhousf  o  ,, 
claimmg  to  retam  any  s.te,  in  pursuance  of  this  part  of  this  Act,  and  Imt  the  interest 
of  the  applicant  will  he  prejudiced  by  such  default,  and  tha  it  is  us  to  r.^Ehe 
U-  "T'  "'"^  '1"  empowering  the  applicant  forthwith   o  enter  on 

the  dwelling  house,  and  within  the  time  fixed  by  the  order  to  execute  the  said  w^IrW. 
or  to  demolish  the  building,  or  to  claim  to  retain  the  site,  as  the  iase  mlv  be  a°d 
aty"  ^Lr'ownei"''  "  """^^  ""^^^  ^  like  order'i^i^vtl.^'S 

(3)  A  court  of  summary  jurisdiction  may  in  any  case  by  order  enlarge  the  time 
allowed  under  any  order  for  the  execution  ot  any  works  or  the  demoHt  on  of  ! 
building,  or  the  time  within  which  a  claim  may  L  made  to  retain  the  site  of  a 

giveit  fhtl^'caTal'ity"'"'  °'       'P^"'^^^'""  ^ 

Remedies  of  owner  for  breach  of  covenant,  etc.,  not  to  be  prejudiced. 

48.  Nothing  in  this  part  of  this  Act  shall  prejudice  or  interfere  with  the  right  or 
remedies  of  any  owner  for  the  breach,  non-observance,  or  non-performance  of  anv 
covenant  or  contract  entered  into  by  a  tenant  or  lessee  in  reference  to  any  dwelling 
hotise  in  respect  of  which  an  order  is  made  by  a  local  authority  under  this  part  of  this 
Act ;  and  if  any  owner  is  obliged  to  take  possession  of  any  dwelling  house  in  order 
to  coniply  with  any  such  order,  the  taking  possession  shall  not  affect  his  right  to  avail 
himself  of  any  such  breach,  non-observance,  or  non-performance  that  may  have 
occurred  prior  to  his  so  taking  possession. 

Service  of  Notices. 

49.  — (I)  Where  the  owner  of  any  dwelling  house  and  his  residence  or  place  of 
business  are  known  to  the  local  authority,  it  shall  be  the  duty  of  the  clerk  of  the  local 
authority,  if  the  residence  or  place  of  business  is  within  the  district  of  such  local 
authority,  to  serve  any  notice  by  this  part  of  this  Act  required  to  be  served  on  the 
owner,  by  giving  it  to  him,  or  for  him,  to  some  inmate  of  his  residence  or  place  of 
business  within  the  district ;  and  in  any  other  case  it  shall  be  the  duty  of  the  clerk  of 
the  local  authority  to  serve  the  notice  by  post  in  a  registered  letter  addressed  to 
the  owner  at  his  residence  or  place  of  business. 

(2)  Where  the  owner  of  the  dwelling  house  or  his  residence  or  place  of  business 
IS  not  known  to,  and  after  diligent  inquiry  cannot  be  found  by  the  local  authority, 
then  the  clerk  of  the  local  authority  may  serve  the  notice  by  leaving  it,  addressed  to 
the  owner,  with  some  occupier  of  the  dwelling  house,  or  if  there  be  not  an  occupier, 
then  by  causing  it  to  be  put  up  on  some  conspicuous  part  of  the  dwelling  house. 

(3)  Notice  served  upon  the  agent  of  the  owner  shall  be  deemed  notice  to  the 
owner. 

Description  of  owner  in  proceedings. 

50.  Where  in  any  proceedings  under  this  part  of  this  Act  it  is  necessary  to  refer 
to  the  owner  of  any  dwelling  house,  it  shall  be  sufficient  to  designate  him  as  the 
"owner"  thereof  without  name  or  fiirther  description. 

Penalty  for  obstruction  of  Act,  etc.,  by  occupiers. 

51.  — (i)  If  any  person  being  the  occupier  of  any  dwelling  house  prevents  the 
owner  thereof,  or  being  the  owner  or  occupier  of  any  dwelling  house  prevents  the 
medical  officer  of  health,  or  the  officers,  agents,  servants,  or  workmen  of  such  owner 
or  officer  from  carrying  into  effect  with  respect  to  the  dwelling  house  any  of  the 
provisions  of  this  part  of  this  Act,  after  notice  of  the  intention  so  to  do  has  been 
given  to  such  person,  any  court  of  summary  jurisdiction  on  proof  thereof  may  order 
such  person  to  permit  to  be  done  on  such  premises  all  things  requisite  for  carrying 
into  effect,  with  respect  to  such  dwelling  house,  the  provisions  of  this  part  of  this 
Act. 
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(2)  If  at  the  expiration  of  ten  days  after  the  --^^  °f  ^'.^  c'oSdnues'S 
fails  to'comply  therewith,  he  shall  for  every  ^^^^"""2  ^J^^p^^^f  "^Pr^^^^^^^  that 
liable  on  summary  conviction  to  a  fine  not  ^''^^^^'^'^S  ^seSe  hereto,  shall  not 
if  any  such  failure  is  by  the  occupier,,  the  owner,  unless  assentmg  thereto, 

be  liable  to  such  fine. 

County  medical  officer  may  officially  represent  any  MetropoUtan  area 

under  Part  II. 

A  reoresentation  from  the  medical  officer  of  health  of  any  county  submitted 
to  thf  coiT;?o\mrand  forwarded  by  ^^^t  c^^^^^^^^^^^ 
district  in  the  county,  not  being  a  borough  as  defined  by  jhe  Municipal  uorp 
Act,  1882,  shall,  for  the  purposes  of  this  par  of  this  Act  have  the  hke 
SpresenUtion  from  the  medical  officer  of  health  of  the  district. 


PART  III. 

WORKING  CLASS  LODGING  HOUSES  (COTTAGES). 

UMay  be  adopted  by  London  County  Council  for  County  of  London  Common 
Cou7uU  for  City,Boroigh  Cozmcils  for  Metropolitan  and  other  ^orou^^'j 
ms^rict  CouJllfor  Urban  Districts  Rural  District  Councth  {see sees.  Zand  6  Act  oj 
1900).    Is  not  in  force  till  it  is  adopted], 

ISee  also  sec.  3  Act  of  1900]. 

What  are  "lodging  houses"  for  the  working  classes? 

53_(i)  The  expression  "  lodging  houses  for  the  working  classes"  when  used 
in  thf  part  of  this  Ac^t  shall  include'  separate  houses  or  cottages  for  the  workmg 
classes  whether  coniaining  one  or  several  tenements,  and  the  purposes  of  this  part 
of  this  Act  shall  include  the  provision  of  such  houses  and  cottages. 

(2)  The  expression  "cotiage"  in  this  part  of  this  Act  may  include  a  garden  of 
not  more  than  half  an  acre,  provided  that  the  estimated  annual  value  of  such  garden 
shall  not  exceed  three  pounds. 

Adoption  of  Part  III. 

{See  sec.  6  Housing  of  the  Working  Classes  Act,  1900.) 
54   This  part  of  this  Act  may  be  adopted  in  the  several  districts  mentioned 
in  the  First  Schedule  to  this  Act  by  the  local  authorities  in  that  behalf  in  that 

schedule  mentioned :  .   v     j     •      u  11  i  „r,i« 

[Provided  that  in  the  case  of  any  rural  sanitary  district  in  England,  the  adoption  shall  be  only 
after  such  certificate  and  such  delay  as  hereinafter  mentioned]. 

\_Repealed,  see  sec.  2  of  the  Housing  Act  of  1900]. 

\The  following  section  has  been  repealed,  see  sees.  2  and  7  of  the  Housing  Working 
Classes  Act,  1900]  :— 

r55  -M  A  rural  sanitary  authority  in  any  district  desiring  to  adopt  this  part  of  this  Act  may 
appli  to  the  county  council  of  the  county  in  which  the  area  hereinafter  mentioned  wholly  or  as  o 
the  Ikrger  part  thereof  in  extent  situate  for  the  certificate  required  foe  such  adoption,  ^nd  shall  spec  y 
in  such  application  the  area  in  which  they  consider  that  accommodation  is  necessary  for  the  housing 
of  the  wo^k^gX  es,  and  thereupon  the  county  council  shall  direct  a  local  inquiry  to  be  held  by  a 
m^rnbe^of  thf  council  or  any  officer  or  person  appointed  by  the  council  for  the  purpose,  and  if  after 
Tu'ch  loca  inquiry  the  person  holding  ?he  inquiry  certifies  that  accommodation  is  necessary  m  such 
Iren  for  the  housiL  of  the  working  cllsses,  and  that  there  is  no  probability  that  such  accommodation 
wnfl  "provided  wUhout  the  execution  of  this  part  of  this  Act,  and  that  having 
which  will  be  incurred  by  the  rates,  it  is  under  all.the  circumstances  P'^^d'f  '^f. 
undertake  the  provision  of  the  said  accommodation  under  the  powers  of  this  par  of  this  Act,  the 
county  council^may  if  they  think  fit  publish  that  certificate  in  one  or  more  '"^f  "«*?P^P"^ 
circuLntin?  in  the  district,  and  thereupon  the  sanitary  authority  may  adopt  this  part  of  this  Act. 
Provided  that — 

N.B.-AII  matter  is  the  actual  Text,  except  Headings  and  Words  in  Italics. 
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and  (3)  '^^^"^^-.^^^^^^^^  this  part  of  thi.  Act 

and  r.)  noland^al,  l^^^^^ Vj^e^fe^'^^t'^ ^'^^  ""^^'"^^  1 
certificate.  >->=i"in.«ii.c  except  altera  Iresn  application,  inquiry,  and 

excc^r/io^onh^sy^ttffhisTc';sCu^d  b^b^  -'^  '^"''^1"  °^ 

Act  Ihilf  be  f  ?r^^li  f  '^"""'y  council  in  holding  a  local  inquiry  under  this  part  of  this 

d^ved  i  Dart  ^"^fh.  '^'f '  f™""  authority,  and  shaU 

aetrayed  as  part  of  the  expenses  of  such  authority  in  the  execution  of  this  part  of  thii  ActJ. 

EXECUTION  OF  PART  in  BY  LOCAL  AUTHOKITY. 

Powers  of  local  authority. 

66.  Where  this  part  of  this  Act  has  been  adopted  in  any  district,  the  local 
autliority  shall  have  power  to  carry  it  into  execution  (subject  to  the  provisions  of  this 
part  of  this  Act  with  respect  to  rural  sanitary  authorities),  and  for  that  purpose  may 
exercise  the  same  powers  whether  of  contract  or  otherwise  as  in  the  execution  of  theu 
duties  in  the  case  of  the  London  county  councU  under  the  Metropolis  Management 
Act,  lbs  5  Isec.  149]  and  the  Acts  amending  the  same,  or  in  the  case  of  sanitary 
authormes  under  the  Public  Health  Acts,  [sees.  173  and  174]  or  in  the  case  of  the 
Commissioners  of  Sewers  under  the  Acts  conferring  powers  on  such  Commissioners. 

HOW  LAND  MAY  BE  OBTAINED, 
57.— (i)  Land  [includes  any  interest  in  land,  sec.  93]  for  the  purposes  of  thL? 
part  of  this  Act  may  be  acquired  by  a  local  authority  in  Uke  manner  as  if  those  purpose- 
were  purposes  of  the  Public  Health  Act,  1875,  and  sections  175  to  178,  both  inclusive  oJ 
that  Act  (relating  to  the  purchase  of  lands),  shall  apply  accordingly,  and  shall  for  the 
purposes  of  this  part  of  this  Act  extend  to  London  in  like  manner  as  if  the 
Commissioners  of  Sewers  and  London  County  Council  respectively  were  a  local 
authority  in  the  said  sections  mentioned,  and  a  Secretary  of  State  were  substituted 
for  the  Local  Government  Board. 

[Sec.  ly^  Public  Health  Act  empowers  local  authorities  to  purchase  or  take  on  lease 
any  lands ;  sec.  i-/6  incorporates  the  Lands  Clauses  Acts.  It  is  necessary  to  get  a 
provisional  order  from  the  Local  Government  Boa7-d.  The  price  paid  must  be  tht 
'■'■fair  viarket  value,"  with  an  allowance  for  compulsory  purchase— generally  about 
10  per  cen{\.     See  also  sec.  7  of  the  Housing  of  the  Working  Classes  Act,  1900]. 

[Extended  by  sec.  1  of  the  Housing  of  the  Working  Classes  Act,  1900,  to  lana 
outside  the  district\ 

Existing  cottages  and  other  dwellings  may  be  acquired  either  by  lease 

or  purchase, 

(2)  The  local  authority  may,  if  they  think  fit,  contract  for  the  purchase  or  lease 
of  any  lodging  houses  for  the  working  classes  already,  or  hereafter  to  be  built  and 
provided.    [Council  may  buy  up  and  develop  any  building estate\ 

(3)  The  local  authority  may  if  not  a  rural  sanitary  authority  with  the  consent  of 
the  Local  Government  Board,  and  if  a  rural  sanitary  authority  with  the  consent  of 
the  county  council  of  the  county  in  which  the  land  is  situate,  approjiriate,  for  the 
purposes  of  this  part  of  this  Act,  any  lodging  houses  so  purchased  or  taken  on  lease, 
and  any  other  land  which  may  be  for  the  time  being  vested  in  them,  or  at  their 
disposal. 


N.B.— All  matter  Is  the  actual  Text,  except  Heading^s  and  Words  In  Italics. 
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Power  of  trustees  to  sell  or  lease  their  houses  to  local  authorities 
'^Si    The  truslees  of  any  lodging  houses  for  the  working  classes  ^^'^^^''^^^^^^^^^^^^^ 

proved  ?n':n  Set  by  Jirivafe  sLscriptions  -  ^J^-w^e  wu^^^^^^^^^^ 

over  to  them  the  management  thereof. 

Local  authority  may  buUd  new  houses  or  adopt  existing  ones. 
59.  The  local  authority  may,  on  any  land  acquired  or  appropriated  by  them, 
"(I)  erect  any  buildings  suitable  for  lodging  houses  for  the  working  classes,  and 

(2)  convert  any  buildings  into  lodging  houses  for  the  working  classes, 

and  may 

(3)  alter,  enlarge,  repair,  and  improve  the  same  respectively,  and 

(4)  fit  up,  furnish,  and  supply  the  same  respectively  with  all  requisite 

furniture,  fittings,  and  conveniences. 

Sites  may  be  exchanged  for  other  land. 

fin    \  local  authority  may,  if  not  a  rural  sanitary  authority  with  the  consent  of 

money  for  equality  of  exchange. 

[Under  sec.  5  of  the  Housing  of  the  Working  Classes  Act,  1900,  local  authorttus 
may  lease  land  to  a7iy  lessee]. 

MANAGEMENT  OF  LODGING  HOUSES. 
General  control  of  dwellings. 

61 -(I)  The  general  manai^ement,  regulation,  {^regidations  other  than  byelaws 
may  b  made  and  altered  at  the  discretion  of  the  local  authorUy  f^^^^f"^  ^^^^''f  f '^^ 
and  control  of  the  lodging  houses  established  or  acquired  by  a  loca l  au  hority  unJer 
this  part  of  this  Act  shall  be  vested  in  and  exercised  by  the  local  authority. 

Rents— how  to  be  fixed. 
(2)  The  local  authority  may  make  such  reasonable  charges  for  the  tenancy 
or  occupation  of  the  lodging  houses  provided  under  this  part  of  this  Act  as  they 
may  determine  by  regulations.    [No  limit,  high  or  low,  ts  fixed \. 

Byelaws. 

62.  -(I)  The  local  authority  may  make  byelaws  for  tiie  management  use,  and 
regulation  of  the  lodging  houses,  [belonging  to  the  local  authority]  and  it  shall  be 
obligatory  on  the  local  authority,  except  in  the  case  of  a  lodging  house  which  is 
occupied  as  a  separate  dwelling,  by  such  byelaws  to  niake  sufficient  provision  for 
the  several  purposes  expressed  in  the  Sixth  Schedule  to  this  Act. 

(2)  A  printed  copy  or  sufficient  abstract  of  the  byelaws  relating  to  the  manage- 
ment, use,  and  regulation  of  the  lodging  houses  shall  be  put  up  and  at  all  times  kept 
in  every  room  therein. 

[Note.  — This  is  not  compulsory  for  cottages  or  other  separate  dwellings]. 

63.  Any  person  who,  or  whose  wife  or  husband,  at  any  time  while  such 
person  is  a  tenant  or  occupier  of  anv  such  lodging  house,  or  any  part  of  such  a  lodging 
house,  receives  any  relief  under  the  Acts  relating  to  the  rehef  of  the  poor  other 
than  relief  granted  on  account  only  of  accident  or  temporary  illness,  shall  thereupon 
be  disqualified  for  continuing  to  be  such  a  tenant  or  occupier. 
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When  lodging  houses  are  considered  too  expensive  they  may  be  sold. 

64.  Whenever  any  lodging  houses 

(1)  established  for  seven  years  or  upv^ards  under  the  authority  of  this  part 

ol  I  111,  Act  are  determined  by  the  local  aulhui  ity  to  be 

(2)  unnecessary  or  too  expensive  to  be  kept  up,  the  local  authority  may.  if 

not  a  iHual  sanitary  authority  with  the  consent  of  the  Local  Govern- 
ment Board,  and  if  a  rural  sanitary  authority  with  the  consent  of  the 
county  council  of  the  county  in  which  the  lodging-houses  are  situate, 
sell  the  same  for  the  best  price  that  can  reasonably  be  obtained  for  the 

r;ir.  "^"^    ■    ^"^^'^^  authority  shall  convey  the  same  accordingly. 

l/vote. — y  /its  ts  permissive  and  conditional  only]. 

EXPENSES  AND  BORROWING  OF  LOCAL  AUTHORITIES. 

.K-   ^\  incurred  by  a  local  authority  in  the  execution  of  this  part  of 

this  Act  shall  be  defrayed—  ^ 

(i)  in  the  case  of  an  authority  in  the  administrative  county  [and  cUy\  of 

London  out  of  the  Dwelling  House  Improvement  Fund  under  Part  I 
of  this  Act ; 
\^See  sec.  24]. 

the  ¥oLncils{'^  London  Borough  Councils  as  part  of  the  ordinary  expenses  of 

(ii)  in  the  case  of  an  urban  sanitary  authority,  as  part  of  the  general  expenses 

of  their  execution  of  the  Public  Health  Acts ; 
[Either  out  of  borough  i-ate  or  general  district  rate]. 

Rural  district— expenses  "special"  unless  otherwise  ordered. 

and  (iii)  in  the  case  of  a  rural  sanitary  autliority,  as  special  expenses  incurred  in 

the  execution  of  the  Public  Health  Acts,  [and,  save  where  the  burden  of  such 
expenses  is  by  order  of  the  county  council  who  published  the  certificate  to  be  borne 
by  one  contributory  place  only,  shall  be  deemed  to  be  incurred  for  the  common 
■  ^"       contributory  places  liable  to  bear  such  expenses]. 

llVo?-ds  m  brackets  and  small  type  are  repealed]. 

Provided  that  if  on  the  application  of  the  rural  sanitary  authority  it  is  so  declared 
[at  the  time  of  the  publication  of  the  certificate]  by  the  county  council  [who  published  the  same] 
then  the  said  expenses  of  the  rural  sanitary  authority  shall  be  defrayed  as  .renerai 
expenses  of  the  said  authority  in  the  execution  of  the  Public  Health  Acts,  and'lt  such 
expenses  are  not  to  be  borne  by  the  whole  of  the  district,  shall  be  paid  out  of  a 
common  fund  to  be  raised  in  manner  provided  by  the  Public  Health  Act,  1875,  bat 
as  if  the  contributory  places  which  are  to  bear  those  expenses  constituted  the  whole  of 
the  district. 

How  money  may  be  borrowed  for  Part  III. 

66.  The  London  County  Council  and  the  Commissioners  of  Sewers  may  borrow 
for  the  purpose  of  the  execution  of  this  part  of  this  Act,  in  like  manner  and  subject 
to  the  like  conditions  as  they  may  borrow  for  the  purposes  of  Part  I  of  this  Act,  and 
a  sanitary  authority  may  borrow  for  the  purpose  of  the  execution  of  this  part  of  this 
Act  in  like  manner  and  subject  to  the  like  conditions  as  for  the  purpose  of  defraying 
the  above-mentioned  general  or  special  expenses. 

{.See  sec.  2^  for  London  powers.  Other  cotmcils  may,  with  the  consent  of  the 
Local  Govemtnetit  Board,  borrow  for  not  more  than  sixty  years  and  an  amount  not 
exceeding,  with  other  ''sanitary"  loans,  two  years  rateable  value]. 

LOANS  TO  AND  POWERS  OF  COIMPANIES,  SOCIETIES,  AND  INDIVIDUALS. 

67-— (i)  In  addition  to  the  powers  conferred  upon  them  by  any  other  enactment, 
the  Public  Works  Loan  Commissioners  may,  out  of  the  funds  at  their  disposal] 
advance  on  loan  to  any  such  body  or  proprietor  as  hereinafter  mentioned  ;  namely-^ 
( a)  any  railway  company  or  dock  or  harbour  company, 

or  any  other  company,  society,  or  association,  established  for 
the  purpose  of  constructing  or  improving,  or  of  facilitating 
or  encouraging  the  construction  or  improvement  of  dwellings 
for  the  working  classes, 
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or  for  trading  or  manufacturing  purposes  (in  the  <=o«/f^  ^^j!?'" 
business,  of  in  the  discharge  of  whose  duties,  persons  of  the  working 
classes  are  employed) : 
(b )  any  private  person  entitled  to  any  land  for  an  estate  i^  f^e  simple  or  for 
'  ^     any  term  of  years  absolute,  whereof  not  less  than  fifty  years  shall 
the  time  being  remain  unexpired  ; 
and  any  such  body  or  proprietor         borrow  from  the  ^^^JJ^^^J^^^^^^^^^ 
sioners  such  money  as  may  be  required  for  the  P^-^P^^^^^^XTof  dwellings  for  the 
or  of  facilitating  or  encouraging  the  construction  or  improvement  ot  dwellings 

working  classes. 

Conditions  of  loans  to  "  Dwellings  Companies." 

(2)  Such  loans  shall  be  made  in  manner  provided  by  the  Public  Works  Loans 
Act,  1875,  subject  to  the  following  provisions  :— 

(a)  Any  such  advance  may  be  made  whether  the  body  or  F^Pjj^^or  receiving 

the  same  has  or  has  not  power  to  borrow  on  mortgage  or  otherw  se, 
ndependently  of  this  Act  f  but  nothing  in  this  Act  shall  re^^^^^^  or  alt e 
any  regulation,  statutory  or  otherwise,  whereby  any  '^o/^lf  ^^^^^ 
r  Jtricfed  from  borrowing  until  a  definite  portion  of  capital  ,s  subscribed 
for,  taken,  or  paid  up. 

(b )  The  period  for  the  repayment  of  the  sums  advanced  shall  not  exceed 

forty  years. 

(c)  No  money  shall  be  advanced  on  mortgage  of  any  ^^^^  °r  dwellings  so  ely 
'  ^      unless  he  estate  therein  proposed  to  be  mortgaged  shall  be  eithei  an 

estate  in  simple  fee,  or  an  estate  for  a  '^l^ -  y'^'l^^lt^'^^^^^ 
not  less  than  fifty  years  shall  be  unexpired  at  the  date  of  the  advance. 

(d)  The  money  advanced  on  the  security  of  a  .'"°^tg^g^,.  f  ^^"^o  be 
'         dwellings  solely  shall  not  exceed  one  moiety  of  the  value,  to  be 

ascertained  to  the  satisfaction  of  the  Public  Works  Loan  Commissioners 
•  of  the  estate  or  interest  in  such  land  or  dwellings  proposed  to  be 
mo  tgagedT  but  advances  may  be  made  by  instalments  from  time  to 
Umeas^the  building  of  the  dwellings  on  the  land  ^^•^'^-^f.^j'^'^^l^, 
so  that  the  total  advance  do  not  at  any  time  exceed  the 
aforesaid  ;  and  a  mortgage  may  be  accordmgly  made  to  secure  such 
advances  so  to  be  made  from  time  to  time. 

Partial  incorporation  of  non-corporate  bodies. 

(3)  For  the  purpose  of  constructing  or  improving  or  facilitating  or  encouraging 
the  construction  or  improvement  of  dwellings  for  the  -P^^^/.'^l-^^^' ^^alS 
as  aforesaid  is  hereby  authorised  to  purchase,  take,  hold  land  and  if  not  ahea^^^ 
a  body  corporate  shall,  for  the  purpose  of  holdmg  such  land  undei  this  part  of  this 
Act,  and  Of  suing  and  being  sued  in  respect  thereof,  be  nevertheless  deemed  a  body 
corporate  with  perpetual  succession. 

[  Therefore  tnistees  need  not  be  appointed,  and  Part  II  of  Mortmain,  etc.  ,Act,\  8bb, 
n,-ed  not  apply  in  certain  cases\. 

Powers  to  companies  to  build  labourers'  dwellings. 

68.  Any  railway  company,  or  dock  or  harbour  company,  or  any  other  company, 
society,  or  association,  established  for  trading  or  manufacturing  P^P^^^^J"  ^^^^Xs 
of  whose  business  or  in  the  discharge  of  whose  duties  P"f°fp«f,.t'^^;^°'';  cl^s 
are  employed,  may  and  are  hereby  (notwithstanding  any  Act  /^--hf  ^ne^t^,  «r  cha  ter, 
or  anv  rule  of  law  or  equity  to  the  contrary)  authorised  at  any  time  to  erect  ei  1  e  on 
their  own  land  or  on  any  other  land  (which  they  are  hereby  authorised  to  pu  cl  a^^^ 
and  hold  for  the  purpose,  and  to  pay  for  out  of  any  funds  at  their  disposal),  dwelhngs 
for  the  accommodation  of  all  or  any  of  the  persons  of  the  workmg  class  employed  by 
ihem. 

69.  Any  commissioners  of  waterworks,  trustees  of  waterworks,  water  companies, 
gas  companies,  and  other  corporations,  bodies,  and  persons  having  the  management 
of  any  waterworks,  reservoirs,  wells,  springs,  or  streams  of  water,  and  gasworks 
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respectively,  may,  in  their  discretion,  grant  and  furnish  supplies  of  water  or  eas  for 
loaging  houses  provided  under  this  part  of  this  Act,  either  without  charge  or  on  such 
other  favourable  terms  as  they  think  fit.  * 

Inspection  of  lodging  houses, 

70.  A  lodging  house  established  in  any  district  under  this  part  of  this  Act  shall 
be  at  all  times  open  to  the  inspection  of  the  local  authority  of  that  district  or  of  any 
otlicer  Irom  time  to  time  authorised  by  such  authority. 

Application  of  penalties. 

71.  Any  fine  for  the  breach  of  any  byelaw  under  this  part  of  this  Act  shall  be 
paid  to  the  credit  of  the  funds  out  of  which  the  expenses  of  this  part  of  this  Act  are 
deirayed. 

[Sees.  74,  75,  82,  83,  and  85  Aave  a  bearing  on  Part  ///]. 


PART  IV. 

SUPPLEMENTAL. 

Unhealthy  areas  in  London— Determination  as  to  whether  Part  I  or  Part  II 
should  be  used,  and  by  whom. 

72.  Where  an  official  representation  made  to  the  London  county  council  in 
pursuance  of  Part  I  of  this  Act  relates  to  not  more  than  ten  houses,  the  London 
county  council  shall  not  take  any  proceedings  on  such  representation,  but  shall  direct 
the  medical  officer  of  health  making  the  same  to  represent  the  case  to  the  local 
authority  under  Part  II  of  this  Act,  and  it  shall  be  the  duty  of  the  local  authority  to 
deal  with  such  case  in  manner  provided  by  that  part  of  this  Act. 

Provisions  as  to  parts  of  Act  under  which  reports  are  to  be  dealt  with 

in  County  of  London. 

73- — (i)  In  either  of  the  following  cases  : — 

( a)  Where  a  medical  officer  of  health  has  represented  to  any  local  authority  in 
the  county  of  London  under  Part  II  of  this  Act  that  any  dwelling 
houses  are  in  a  condition  so  dangerous  or  injurious  to  health  as  to  be 
unfit  for  human  habitation,  or  that  the  pulling  down  of  any  obstructive 
buildings  would  be  expedient,  and  such  authority  resolve  that  the  case 
of  such  dwelling  houses  or  buildings  is  of  such  general  importance  to 
the  county  of  London  that  it  should  be  dealt  with  by  a  scheme  under 
Part  I  of  this  Act ;  \^see  sec.  39] 

or  ( b)  Where  an  official  representation  as  mentioned  in  Part  I  of  this  Act  has 
been  made  to  the  London  county  council  in  relation  to  any  houses, 
courts,  or  alleys  within  a  certain  area,  and  that  council  resolve 

{ I )  that  the  case  of  such  houses,  courts,  or  alleys  is  not  of  general 
importance  to  the  county  of  London,  and 

(2)  should  be  dealt  with  under  Part  II  of  this  Act ;  \see  sees.  4  and  5] 
such  local  authority  or  council  may  submit  such  resolution  to  a  Secretary  of  State, 
and  thereupon  the  Secretary  of  State  may  appoint  an  arbitrator,  and  direct  him  to 
hold  a  local  inquiry,  \_sec.  85]  and  such  arbitrator  shall  hold  such  inquiry,  and  report 
to  the  Secretary  of  State  as  to  whether,  having  regard  to  the  size  of  the  area,  to  the 
number  of  houses  to  be  dealt  with,  to  the  position,  structure,  and  sanitary  condition 
of  such  houses,  and  of  the  neighbourhood  thereof,  and  to  the  provisions  of  Part  I  of 
this  Act,  the  case  is  either  wholly  or  partially  of  any  and  what  importance  to  the 
county  of  London,  with  power  to  such  arbitrator  to  report  that  in  the  event  of  the 
case  being  dealt  with  under  Part  II  of  this  Act,  the  London  couniy  council  ought  to 
make  a  contribution  in  respect  of  the  expense  of  dealing  with  the  case. 


■3)  The  Secretary  of  State,  after  considering  the  -port  of  the  arbitrat^^^^ 
according  as  ,o  him  seems  just  ^^ade  that  ti  e  case  shal   be  deaU  w.th  e^  ^^^^^^ 

s,c.  30]  necessary  for  proceedings  in  accordance  with  such  decision  Vsee      40  '  5)  K  ^  /  'J 
7i_(t)  The  Settled  Land  Act,  1882,         4  and  7,  21,  25,  27,  3°]  shall  be 
amended  as  follows  :—  -i  ,„v>pn 

working  classes  may  be  made  at  such  price,  or  for  such  consmerauou, 
notwithstanding  that  a  higher  P"'^^'/""^^^^'^^'^ °\/'ed  Tor  another 

tLl7lo  L  tec'tion  30  of  the  said  Act,  shall,  in  addmon  to  -t  ages  for 
labourers,  farm  servants,  and  artizans,  whether  ^^^^yf  °" '^oSe 
land  or  not,  include  any  dwe  lings  ^^^^l^^^l^  .f^^^^'j?  no^t 
classes,  the  building  of  which  in  the  opinion  of  the  Court  is  noc 
injurious  to  the  estate. 

Writing  down  value  of  land  for  "housing"  sites. 

chatThigher  price,  consideration,  or  rent  might  have  been  obtamed  if  the  land  were 
sold,  exchanged,  or  leased  for  another  purpose. 

Houses  at  or  under  certain  low  rents  must  be  fit  for  habitation. 

7«5  In  any  contract  made  after  the  fourteenth  day  of  August  one  thousand  ^ight 
hundred  and  eTghty-Sve  for  letting  for  habitation  by  persons  of  the  working  clas  es  a 
Ee  or  part  of  a  house,  there  shall  be  implied  a  condition  that  the  house  i  ^  the 
commencement  of  the  holding  in  all  respects  reasonably  fit  for  human  habitation 
1"  scS  the  expression  "  letting  for  habitation  by  persons  of  the  work  n 
dasses  "  means  the  letting  for  habitation  of  a  house  or  part  of  a  house  at  a  rent  not 
exceeding  in  England  thf  sum' named  as  the  limit  for  the  composition  of  rates  by 
section  3  of  the  Poor  Rate  Assessment  and  Collection  Act,  1869,  and  in  Scotland  or 
Ireland  four  pounds.  .  . 

r  f,^ote  -A  ctcrious  blunder  has  been  made  by  the  officers  of  several  local  authorities 
who  have  Jongly  assumed  that  this  section  contains  a  limitation  on  ^he  ^  J 
rnuJcTpallvellings,  ^^hereas  it  simply  indicates  certain  f  ^^^^  "//^/f  f-^„ff  f 
IZliedly  Puaranteed  -in  all  respects  reasonably  fit  for  human  habitation  byte 
Zre  a  Lf  letting.    In  other  words  the  landlord  is  responsible  for  any  injuries  to  the 
teZitJ  iealth  Lsed  by  the  houses  being  in  any  way  unfit  for  hf^ion 
fortunately,  in  order  that  this  section  may  apply,  the  rent  ^f^.^^^J'^'f^ 
London,  £il  in  Liverpool  Manchester,  and  Birmingham,  and  £%  elsewhere. 

Medical  officer  of  health  in  county  of  London  for  purposes  of  this  Act. 

76  The  London  county  council  may,  with  the  consent  of  a  Secretary  of 

State  at  any  time  appoint  one  or  more  legally  qualified  practitioner  or  practitioners, 
S'such  remunera^tion  as  they  think  fif,  for  the  purpose  of  carrying  into  effect  any 
pai  t  of  this  Act. 

(2)  Any  medical  officer  of  health  appointed  by  the  London  county  council  and 
any  officer  appointed  under  this  section  by  the  London  county  council,  shall  be 
deemed  to  be  a  medical  officer  of  health  within  the  meaning  of  this  Act. 

\See  also  sec.  17  Local  Government  Act,  1888]. 


32 

Power  to  local  authority  to  enter  and  value  premises 

Compensation  to  tenants  for  expense  of  removal 

order,  and  is  occupied  by  any  tenant  whose  contract  of  tenancy  "ffo  rss  thL  a 
for  thTn  '  'f.fhey  require  him  to  give  up  possession  of  such  buHding  or^r't 

IhlP  =11^  down  the  building,  may  make  to  the  said  tenan  a  r^on' 

able  allowance  on  account  of  his  expenses  in  removing.  reason- 

Medical  officers  of  health, 
79.— (i)  Anything  which  under  Part  I  or  Part  IT  nf  tW,<^  Xr-t      „.,,u    •  j 

Accounts. 

«f  fh??;T^'^  Separate  accounts  shall  be  kept  by  the  local  authority  and  their  officers 
of  their  receipts  and  expenditure  under  each  part  of  this  Act 
[See  sec.  4  Aa  of  1900,  which  partly  repeals  this  section\ 

thP  u  ^"f  ^'^'^  '''^^  ""^""^^  ^"d  ^vith  the  Uke  power  to 

™  ,  f^^'^'r^^/^'u^"^"'  ^""^  ^^"^  '^'^  ''•^^  incidents  and  consequencerr  the 
accounts  of  the  local  authority  are  for  the  time  being  required  to  be  audited  by  kw 

Housing:  committees  may  be  appointed. 

81.  For  the  purposes  of  this  Act,  a  local  authority  acting  under  this  Act  mav 
appoint  out  of  their  own  number  so  many  persons  as  they  may  think  fit,  forlnv 
purposes  of  this  Act  which  m  the  opinion  of  such  authority  would  be  better  regulated 
a^d  managed  by  means  of  a  committee  :  Provided  that  a  committee  so  appointed 
shall  m  no  case  be  authorised  to  borrow  any  money,  to  make  any  rate,  or  to  enter 

filial  K  "^rvf ^^"^^^^  f  ^j''^ ^"^^  regulatipi^  and  restrictions  which  may  be 
imposed  by  the  authority  that  formed  it.  *  ^ 

Sale  of  land— application  of  proceeds. 

82.  Where  a  local  authority  sell  any  land  acquired  by  them  for  any  of  the 
purposes  of  this  Act,  the  proceeds  of  the  sale  shall  be  applied  for  any  purpose 
mcluding  repayment  of  borrowed  money,  for  which  capital  money  may  be  appUed 
and  which  is  approved  by  the  Local  Government  Board.  , 

Rates  of  loans  by  Public  Works  Loans  Commissioners. 

83.  Any  loan  advanced  by  the  Public  Works  Loan  Commissioners  in  pursuance 
ot  this  Act  or  for  labourers  dwelhngs  in  pursuance  of  the  Public  Works  Loans  Act 
1875.  or  any  Act  amending  the  same,  shall  bear  such  rate  of  interest  [not  less  than  thr4 
pounds  two  shillings  and  sixpence  per  cent,  per  annum],  as  the  Treasury  may  from  time  to 
time  authorise  as  being  in  their  opinion  sufficient  to  enable  such  loans  to  be  made 
without  loss  to  the  Exchequer. 

\These  rates  vary  according  to  the  amending  Acts  of  the  Commissioners  from 
time  to  time.    The  rate  was  2%  per  cent,  in  1898]. 

Application  of  certain  provisions  as  to  byelaws. 

84.  With  respect  to  byelaws  authorised  by  this  Act  to  be  made— 

(a)  sections  202  and  203  of  the  Metropolis  Management  Act,  1S51;,  where 
such  byelaws  are  made  by  the  London  county  council,  or  any  nuisance 
authority  in  the  administrative  county  of  London  ; 
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and  (i)  the  provisions  of  the  Public  Health  Act  1875,  [^-^^.182  ^'>  }fj^'^^'^^  '° 
^  '       byelaws,  where  such  byelaws  are  made  by  a  sanitary  authority, 
shall  apply  to  such  byelaws,  and  a  fine  or  penalty  under  any  such  byelaw  may  be 
recovered  on  summary  conviction. 

Local  inquiries. 

85.-(i)  For  the  purposes  of  the  execution  of  their  d^'f ,  ^'^^trd  lee 

T  ocal  Government  Board  may  cause  such  local  inquiries  to  be  held  as  the  Board  see 
fit  tnd  tre  costs  incurred  in  relation  to  any  such  local  inquiry  and  to  any  local 
inquiry  which  any  other  confirming  authority  holds  or  causes  to  be      ^  ^^^J'^^  l^g 
he  safary  or  remuneration  of  any  fnspector  or  officer  of  or  P^^^^f^JXee^f^ 
Board  or  confirming  authority  engaged  in  the  inquiry  not  ^^^^^^f 
dav  shall  be  paid  by  the  local  authorities  and  persons  concerned  in  the  inquiry,  or  oy 
su?h  of  themCd  fn  such  proportions  as  the  Board  -  -nfirm   g  auth^^^^^^^  may 
direct  and  that  Board  or  authority  may  certify  the  amount  of  the  costs  incurred,  ana 
any  sum  so  certified  and  directed  by  that  Board  or  authority  to  be  Paid  b^^ 
authority  or  person  shall  be  a  debt  to  the  Crown  from  such  local  authority  or  person. 

(.)  Sections  293  to  296  and  section  298  of  the  Public  Health  Act,  1875,  shall 
apply  Lr  the  purpose  of^any  order  to  be  ^TanTSLfof  thi 

any  local  inquiry  which  that  Board  cause  to  be  held  m  pursuance  of  any  part  of  this 

Act 

Orders,  notices,  &c, 

Rfi  -fil  An  order  in  writing  made  by  a  local  authority  under  this  Act  shall  be 
unde?  their  ie^and  authenticated  by  the  signature  of  their  clerk  or  his  lawful  deputy 

(2)  A  notice,  demand,  or  other  written  document  proceeding  from  the  local 

authority  under  this  Act  shall  be  signed  by  their  clerk  or  his  lawfiil  deputy. 

[Sees.  7,  39,  and  49].  . 

Service  of  notice. 

87  Any  notice,  summons,  writ  or  other  proceeding  at  law  or  otherwise  required 
to  be  served  on  a  local  authority  in  relation  to  carrying  into  effect  the  objects  or 
purposes  of  this  Act,  or  any  of  them,  may  be  served  upon  that  authority  by  delivering 
KaSe?o  their  clerk,  or  leaving  the  same  at  his  office  with  some  person  employed 

Interested  councillors  may  not  vote. 

88 -(0  A  person  shall  not  vote  as  member  of  a  local  authority  or  county 
council' or  any  committee  thereof  upon  any  resolution  or  question  which  is  proposed 
o^arTses  in  jursuance  of  Part  I  or  Part  II  of  this  Act,  if  it  relates  to  any  dwelhng 
house,  building,  or  land  in  which  he  is  beneficially  interested  [sees.  4  and  33I 

\Inforviation  may  be  laid  by  anyone\. 

2)  If  any  person  votes  in  contravention  of  this  section  he  shall,  on  summary 
convi^ction  be  liable  for  each  offence  to  a  fine  not  exceeding  fifty  pounds  ;  but  he 
?act  of  hTs'g^^g  the  vote  shall  not  invalidate  any  resolution  or  proceeding  of  the 
local  authority  or  county  council. 

Penalty  for  obstructing  the  execution  of  Act. 
RQ    Where  any  person  obstructs  the  medical  officer  of  health,  or  any  officer  of 
the  local  authority,  or  of  the  confirming  authority  mentioned  m  Part:  I  of  this  Act,  in 
he  performance  o  anything  which  such  officer  or  authority  is  by  this  Act  required  or 
authorised  to  do,  such  person  shall,  on  summary  conviction,  be  liable  to  a  fine  not 
exceeding  twenty  pounds. 

Punishment  of  offences  and  recovery  of  fines, 
qn    Offences  under  this  Act  punishable  on  summary  convictioii  may  be  prosecuted 
and  fines  recovered  in  manner  provided  by  the  Summary  Jurisdiction  Acts  \before 

magisirates].  Powers  of  Act  to  be  cumulative. 

91  All  powers  given  by  this  Act  shall  be  deemed  to  be  in  addition  to  and  not 
in  derogation  of  any  other  powers  conferred  by  Act  of  Parliament  law  or  custom, 
and  such  othei  powers  may  be  exercised  in  the  same  manner  as  if  this  Act  had  not 
passed,  and  nothing  in  this  Act  shall  exempt  any  person  from  any  penalty  to  which 
hewould  have  been  subject  if  this  Act  had  not  passed. 
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^1../  A  •  ^lo<:'^'.a"lllO'■'ty  shall  not,  by  reason  of  any  local  Act  relaiinr'  to  a 
place  within  Us  jurisdiction,  be  exempted  from  the  performa°S  of  am  Zv  or 
obligation  to  vvhichsud.  authority  are  subject  under  anyVtTlhi's  Ac.    ^  ^ 

Definition  of  local  authority,  districts,  local  rate. 

92.  In  this  Act,  unless  the  context  otherwise  requires,  "district"  "Inral 
authority,"  and  "local  rate,"  mean  respectively  the  areas  hnrl,V«  ,f  , 
rates  specified  in  the  table  contained  in  th'e  First  Lhel1To\ht  A  t  t^  rpTr't  m 
of  this  Act  and  in  reference  to  any  power  >riven  bv  that  nari  nrl^i),'..,  ?  t 
pursuance  thereof  shall  mean  sucYarea.  toTes'^o^SrSn  and"L  "rnly^n'^;^ 
where  that  part  of  this  Act  is  adopted  or  being  adopted.  ^ 

Definitions. 

93-  In  this  Act,  unless  the  context  otherwise  requires— 
The  expression  "  land  "  includes  any  right  over  land  : 

The  expression  "sanitary  district"  means  the  district  of  a  sanitary  authority : 

The  expression  "sanitary  authority"  means  an  urban  sanitary  authority  or 
a  rural  sanitary  authority  :  ■' 

The  expressions  "urban  sanitary  authority"  and  "rural  sanitary  authority" 

fi?  P  fr"^i''''l*u''^  P^^^cP"  ^^""^  respectively  the  same  meanings  as  in 
the  Public  Health  Act,  1875  :  ^ 

The  expression  "superior  court"  means  the  Supreme  Court. 

The  expression  "county  of  London,"  except  where  specified  to  be  the 
administrative  county  of  London,  means  the  county  of  London  exclusive 
of  the  City  of  London. 


PART  V. 


APPLICATION  OF  ACT  TO  SCOTLAND, 

efFect^"— ^PP'i'^^.tion  of  this  Act  to  Scotland  the  following  provisions  shall  have 

94.— (I)  A  reference  to  any  sections  of  the  Lands  Clauses  ConsoHdation  Act 
1S4S,  shall  be  construed  to  mean  a  reference  to  the  corresponding  sections  of  the 
Lands  Clauses  Consolidation  (Scotland)  Act,  1S45. 

(2)  Where  a  dispute  under  this  Act  is  to  be  settled  by  two  justices  in  manner 
provided  by  the  Lands  Clauses  Acts  in  cases  where  the  compensation  claimed  in 
respect  of  lands  does  not  exceed  fifty  pounds  such  dispute  shall  be  settled  in  Scotland 
by  the  sheriff  in  manner  provided  by  the  Lands  Clauses  Consolidation  (Scotland) 
Act,  1845,  in  similar  cases. 

(3)  The  Public  Health  (Scotland)  Act,  1867,  and  the  Acts  amending  the  same 
shall  be  substituted  for  the  Public  Health  Acts  and  in  particular— 

( a  J  With  respect  to  the  purchase  of  land  a  reference  to  section  90  of  the  said 
Public  Health  (Scotland)  Act,  1867,  shall  be  substituted  lor  a  reference 
to  sections  175  to  178  of  the  Public  Health  Act,  1875  : 

( b)  Local  inquiries  by  the  Board  of  Supervision  \ncw  Local  Government  Board 
for  Scotland']  shall  be  held  under  sections  10  to  13  of  the  Public  Health 
(Scotland)  Act,  1867,  and  local  inquiries  by  the  Secretary  for  Scotland 
under  the  Local  Government  (Scotland)  Act,  1889,  and  the  provisions 
of  sub-section  i  of  section  85  of  this  Act  shall  apply  to  such  inquiries 
by  the  Board  of  Supervision  : 
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The  provisions  as  to  private  improvement  expenses  and  the  defraying 
^     theS  shall  not  apply  to  Scotland  ;  and  the  local  authority  shall  be 
entitled  to  recover  T^a  summary  manner  the  '^-""■^^^-Pj-^Jn^^^^i.^^J 
building  in  respect  of  its  increase  in  value  by  reason  ot  the  demolition 
of  any^  obstructive  building,  from  the  owner  or  occupier  thereof, 
according  to  their  respective  interests  in  such  increase  of  value. 
(4)  The  Acts  relating  to  nuisances  mean,  as  respects  ^^.P^^J^fpS 
Ithe  Public  Health  (Scotla.dfAct,  .867,  and  any  Act  amending  '^^^  ^^^^ '/^^^^^^^     ^Sg  t^d 
Health  (Scotland)  Act,  1S97],  and  the  Local  Government  ^^^'?'-\'^^}^^^^^ 
any  locll  Act  which  contains  any  provisions  with  respect  to  nuisances  in  that  place. 

Modifications  as  regards  legal  proceedings  in  Scotland. 

95.-(i)  A  charging  order  under  Part  II  of  this  Act  shall  be  recorded  in  the 
appropriate  register  of  sasines. 

(2)  Superior  court  means  in  Scotland  the  Court  of  Session  and  where  any  o>^dei-, 
certificate,  or  other  act  under  this  Act  may  be  made  a  ru  e  of  a  super.o  cou  ,  the 
Court  of  Session  in  Scotland  may,  on  the  application  of  ^c^rdjkl  o  ate  on 
behalf  of  the  confirming  authority,  or  on  the  application  of  any  P^^  ^  '"'I'f  J^^^^ 
interpose  their  authority  to  any  such  order,  certificate,  or  act  and  grant  decree  con 
form  thereto  upon  which  exeeution  and  diligence  may  proceed  m  common  to.m. 

f^i)  An  appeal  from  an  order  of  a  local  authority  under  Part  II  of  this  Act  shall 
in  Scotland,  be  to  the  sheriff,  and  the  same  procedure  shall  apply  as  on  an  appeal 
from  the  sheriff  substitute  to  the  sheriff,  but  with  the  same  provisoes  ^  J^PP^y  \°  ^^^^^ 
appeal  in  England  from  the  order  of  the  local  authority  to  a  court  of  quaiter  sessions. 

(4)  Offences  under  this  Act  punishable  on  summary  conviction  may  be  prosecuted 
and  fines  recovered  before  the  sheriff  or  two  justices  in  burghs  before  the  magistrates 
fn  manner  provided  by  the  Summary  Jurisdiction  (Scotland)  Acts,  and  all  necessary 
jurisdiction  is  hereby  conferred  on  such  sheriff  or  two  justices,  or  any  two  magistrates 
of  a  burgh. 

Miscellaneous  modifications. 

96 -(I)  This  Act  shall  be  read  and  construed  as  if  for  the  expression  "  the 
Local  Government  Board,"  wherever  it  occurs  therein,  the  expression  the  Secretary 
for  Scotland"  were  substituted,  except  that  the  provisions  of  this  Act  with  respect 
to  the  adoption  and  execution  of  Part  III  of  this  Act  by  a  >-"Tal  sanitary  autho  ty 
shall  apply  to  the  adoption  and  execution  thereof  by  a  local  authority,  being  a  distric 
committee,  and  the  Board  of  Supervision  for  the  Relief  of  the  Poor  in  Scotland  shall 
be  substituted  in  the  said  part  for  the  county  council.    \See  sec.  94  (3)  K0)\. 

(2)  The  expenses  incurred  by  a  local  authority  under  this  Act  may  be  defrayed 
in  the  same  manner  as  general  expenses  under  section  94,  sub-section  2,  of  the 
Public  Health  (Scotland)  Act,  1867,  and  money  may  be  borrowed  for  the  purposes  ot 
this  Act  in  the  same  manner  and  subject  to  the  same  conditions  as  nearly  as  may  be 
as  money  may  be  borrowed  for  the  erection  of  hospitals  under  the  Public  Health 
(Scotland)  Amendment  Act,  1871  ;  provided  that  \v,t  the  case  of  a  ^l^^^l^'^'^llVy 
authority^  the  assessment  therefor  shall  be  levied  only  within  the  parish  or  parishes 
in  respect  of  which  such  expenses  are  incurred. 

(3)  The  Edinburgh  Gazette  shall  be  substituted  for  the  London  Gazette. 

(4)  The  expression  "medical  officer  of  health"  means  medical  officer. 

(5)  The  expression  "person  emitled  to  the  first  estate  of  freehold  in"  means 
owner  of. 

(6)  The  expression  "court  of  quarter  sessions"  means  the  sheriff. 

(7)  The  expression  "  urban  sanitary  authority  "  means  the  local  authority  under 
the  Public  Health  (Scotland)  Act,  1867,  being  a  town  council  or  police  commissioners 
or  trustees  exercising  the  functions  of  police  commissioners. 

(8)  The  expression  "rural  sanitary  authority"  means  a  district  committee,  or 
where  a  county  has  not  been  divided  into  districts  under  the  Local  (government 
(Scotland)  Act,  1889,  the  county  council. 

(9)  The  expression  "  contributory  place"  means  a  parish. 
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two  ias°ti  J-^f  ."  court  of  summary  jurisdiction  "  means  the  sheriff  or  any 

he  Enin^  of  h  ^'"'"^  'T''  ""^        "magistrate  or  magistrates  withi^ 

tne  meaning  ot  the  Summary  J  urisdiction  Acts. 

execlt'o^^sJorVs^^'ref"   "  -'^■-"-'-'ors.  or  assigns"   means  heirs. 

(12)  The  expression  "  mortgage"  means  bond  and  disposition  to  security. 

(13)  The  reference  to  quitrents  and  other  charges  incident  to  tenure,  and  to  tithe 
commutation  rentcharge  shall  be  read  as  applicable  to  feu  duties,  ca^ualues,  and 

«f  i'^^^T.^^-^  'r^^^?\  byelftws  authorised  by  this  Act  to  be  made,  the  provisions 
regulation,  f  '  ""''^'^  (Scotland)  Act  1867,  [no^  1897]  relating  to  E  an^ 
V  JSI  Z  common  lodging  houses  shall  apply  to  such  byelaws  with  the  necessary 
conviction       ^       °'  ^''"^     "       ^"^         ""^^'^"^  ""^^     recovered  on  summary 

1     i^^^L"^"  ""^^"^  ^"  made  by  a  local  authority  under  this  Act,  where  such 

local  authority  have  not  a  seal,  shall  be  authenticated  by  the  signature  of  any  two  or 
more  members  of  the  local  authority  and  of  their  clerk  or  his  lawful  deputy. 

(16)  The  provisions  of  P^rt  II  of  this  Act  with  respect  to  the  powers  of  county 
councils  shall  not  apply  to  Scotland.  f       =  cuuuiy 

Provision  as  to  superior  of  lands  for  purpose  of  Part  II. 
97.— (I)  The  superior  of  any  lands  and  heritages  may  give  notice  of  his  richt  of 
superiority  to  the  local  authority,  and  thereupon  the  local  authority  shall  give  such 
superior  notice  of  any  proceedings  taken  by  ihem  in  pursuance  of  Part  II  of  this  Act 
m  relation  to  such  lands  and  heritages. 

•  T,  -^^  J  appears  to  the  sheriff,  on  the  application  of  such  superior,  that  default 
IS  being  made  in  the  execution  of  any  works  required  to  be  executed  on  such  lands 
and  heritages  in  respect  of  which  a  closing  order  has  been  made,  or  in  the  demolition 
ot  a  building  on  such  lands  and  heritages,  or  in  claiming  to  retain  any  site  in 
pursuance  of  Part  II  of  this  Act,  and  that  the  interests  of  the  applicant  will  be 
prejudiced  by  such  default,  and  that  it  is  just  to  make  the  order,  the  sheriff  may  make 
an  order  empowering  the  applicant  forthwith  to  enter  on  the  lands  and  heritages  and 
within  the  time  fixed  by  the  order  to  execute  the  said  works,  or  to  demolish  the 
building,  or  to  claim  to  retain  the  site,  as  the  case  may  be. 

(3)  The  Sheriff  may  in  any  case,  by  order,  enlarge  the  time  allowed  under  any 
order  for  the  execution  of  any  works  or  the  demolition  of  a  building,  or  the  time 
within  which  a  claim  may  be  made  to  retain  the  site  of  a  building. 

(4)  Before  an  order  is  made  under  this  section  notice  of  the  application  shall  be 
given  to  the  local  authority. 


PART  VI. 


APPLICATION  OF  ACT  TO  IRELAND. 

Modification  in  application  of  Act  to  Ireland. 

98.  In  the  application  of  this  Act  to  Ireland,  the  following  provisions  shall  have 
effect — 

(I)  The  Public  Health  (Ireland)  Act,  1878,  shall  be  substituted  for  the  Public 
Health  Act,  1875,  and  in  particular  the  references  in  this  Act  to  sections 
175.  176,  and  177  of  the  Public  Health  Act,  1875,  shall  be  respectively 
taken  to  be  relerences  to  sections  202,  203,  and  204,  respectively,  of 
the  Public  Health  (Ireland)  Act,  1878,  and  the  reference  to  sections 
293  to  296,  298  of  the  Public  Health  Act,  1875,  shall  be  taken  to  be  a 
reference  to  sections  209,  210,  212,  213,  and  215  of  the  Public  Health 
(Ireland)  Act,  1878. 

(2)  The  Acts  relating  to  nuisances  mean  as  respects  any  place  in  Ireland  the 
Public  Plealth  (Ireland)  Act,  1878,  and  any  local  .\ct  which  contains 
any  provisions  with  respect  to  nuisances  in  that  place. 
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(3)  The  expression  "quarter  sessions"  means,  in  towns  -nd  boroughs  where 

there  are  senarate  quarter  sessions,  the  quarter  sessions  of  the  saia  towns 
■  Ind  bo  oXand'in  towns  and  boroughs  where  there  are  no  sega  a  e 
quarter  sessions,  the  quarter  sessions  of  the  division  of  the  counties  m 
which  such  towns  or  boroughs  are  situate. 

(4)  The  provisions  of  section  24  of  the  Petty  Sessions  (Ireland)  A^^^^^^ 

respecting  appeals  from  courts  of  summary  J""^^f  ^^j"^.  ^^"^S^ 
that  section,  and  any  enactment  ^>"^"f  ^"g/^^^I™' £SvTo  a  c^^^^^^^^ 
n^l^^^^^  ii  ^hTdir  r  an 

of  a  court  of  summary  jurisdiction,  but  with  the  same  provisoes  as 
apply  under  this  Act  in  the  case  of  such  an  appeal  in  England. 

(5)  The  Local  Government  Board  for  Ireland  shall  be  substituted  for  the 

Local  Government  Board. 
(f,)  The  Commissioners  of  Pnblic  Works  in  Ireland  acting  with  the  consent  of 
the  Ssury  shall  be  substituted  for  the  Public  Works  Loan  Commis- 
sioners. 

(7)  The  medical  officer  of  health  in   Ireland  p^^J,  ^^^^^ 

superintendent  officer  of  health  appomted  under  the  Public  UealtU 
(Ireland)  Act,  1878. 

(8)  The  DubUn  Gazette  shall  be  substituted  for  the  London  Gazette. 

(9)  Every  charging  order  under  Part  II  of  this  Act  shall  be  registered  in  the 

office  for  registering  deeds,  conveyances,  and  wills  in  Ireland. 
An  order  in  writing  made  by  a  local  authority  under  this  Act,  where  such 
^ocal  autW^^         not  'a  seal,  shall  be  authenticated  by  the  signa  ure 

of  any  two  or  more  members  of  the  local  authority  and  of  their  clerk 

or  his  lawful  'deputy. 

(11)  The  accounts  of  the  local  authority  under  this  Act  shall  be  audited  in  the 
^  ^     hke  manner  and  with  the  like  power  to  the  officer  auditmg  the  same,  and 

with  the  like  incidents  and  consequences,  as  the  accounts  ot  that 
authority  as  a  sanitary  authority  are  for  the  time  being  required  to  be 
audited  by  law. 

(12)  The  consent  of  the  Treasury  shall  in  Ireland  be  f  bstituted  for  the.  consen^ 

of  the  Local  Government  Board  required  under  Part  III  of  this  Act  to 
the  appropriation  of  land  for  lodging  houses,  to  the  sale  and  exchange 
of  land,  ahd  to  the  sale  of  lodging  houses  when  considered  too  expensive. 

Adoption  of  Part  III  of  Act  by  town  commissioners  of  small  towns 

in  Ireland. 

99  —(I)  In  a  town  not  being  an  urban  sanitary  district,  Part  III  of  this  Act  may 
be  adopted  by  any  town  commissioners  for  the  time  being  existing  for  the  paving 
Shting  or  cleanling  of  that  town  under  any  Public  Act  of  Parliament  or  any  charte  . 
and  he  Act  when  adopted  shall  be  carried  into  execution  by  such  town  commissioners 
and  tor  that  purpose  they  shall  be  deemed  to  be  a  local  authority  withm  the  meaning 
of  the  said  part. 

(2)  Such  commissioners  shall  give  not  less  than  twenty-eight  f"^^  tte^ 
forty-two  days  public  notice  of  their  intention  to  take  mto  consideration  the  propriety 
of  adopting  the  said  part  of  this  Act,  and  of  the  time  and  place  for  holding  the 
meeting  when  they  will  take  it  into  consideration. 

i-z)  If  at  that  meeting  there  is  presented  to  the  commissioners  a  memorial  in 
writing  signed  by  not  less  than  one  tenth  in  value  of  the  persons  liable  to  be  rated  to 
rates  rSade  by  such  commissioners  requesting  thenito  postpone  the  said  eonsideration  for 
a  period  of  one  year,  then  the  consideration  shall  be  so  postponed,  and  shall  be  entered 
upon  as  soon  after  the  expiration  of  the  year  as  the  commissioners  think  ht. 

(4)  If  the  said  part  of  this  Act  is  adopted,  the  local  rate  shall  be  any  rate  which 
the  commissioners  have  power  to  impose  for  the  purpose  of  paving,  lighting, 
cleansing,  or  otherwise  improving  the  town,  and  such  rate  may,  with  the  approval  ot 
the  Treasury,  be  increased  for  the  purpose. 
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(S)  The  net  income  arising  from  any  lodging  houses  or  dwellings  provided  bv  the 
missioners  ni  pursuance  of  the  said  part  of  this  Act,  a^er  thrpaJmeni  oVall 
outgoings,  including  the  interest  and  instalments  of  princi Jafof  any'^f.  an  shal  be 
paid  to  the  town  commissioners'  fund,  or  otherwise  in  aid  of  the  rate  which  have 
been  applied  to  the  payment  of  the  expenses. 

Incorporation  of  sections  of  10  and  n  Vict.,  c.  16,  for  purposes  of 

Part  III  of  Act. 

„f  tli^'  ^^'1''°''"  56  to  64,  both  inclusive,  and  sections  99  to  103,  both  inclusive 
of  the  Commissioners  Clauses  Act,  1847,  shall  be  incorporated  with  Part  III  of  h£ 
Act,  so  far  as  regards  any  town  commissioners  or  any  dock  or  harbour  company  o^ 
commissioners;  and  in  the  construction  of  the  said  sections  for  the  purposTof  the 
shI  lliLn       "•'\^hich  they  are  so  incorporated,  the  expression  ' 'SSoneJs  " 

•'s^ec^rict  "^a^ifmr  rh^^rr  °^     "        ^"^^  ^'^p--- 

Power  of  making-  byelaws  for  labourers  dwellings  in  Ireland. 
101.— (I)  Any  company,  society,  or  association  establishing  lod^inc  houses  in 
pursuance  of  Part  III  of  this  Act  shall  have  the  same  power  of  makL Lelaws  for 
the  regulation  of  such  lodging  houses  as  a  local  authority  have  under  the  said  part 

TTT  IfL^""!  ^^u^u  regulation  of  lodging  houses  in  pursuance  of  Part 

111  ot  this  Act  shall  not  be  vahd  until  approved  by  the  Local  Government  Board,  and 
a  production  of  a  copy  of  the  byelaws  purporting  to  be  sealed  with  the  seal  of  the 
Local  Government  Board  and  signed  by  the  President  or  by  the  Under  Secretary  to 
the  Lord  Lieutenant  or  by  the  Vice-President,  or  by  two  other  members  of  the  Board 
elsewhSe"^'  ^  sufficient  evidence  of  such  approval  in  all  courts  of  justice  and 

(3)  Where  a  byelaw  has  been  so  approved,  any  fine  imposed  by  the  same  may  be 
recovered  before  a  court  of  summary  jurisdiction;  and  one-half  of  any  fine  so 
recovered  shall  be  paid  to  the  informer  and  the  other  half  to  the  authority  who 
made  the  byelaw,  and  shall  be  applied  by  them  in  aid  of  the  expenses  of  the  lodging 


PART  VII. 

REPEAL  AND  TEMPORARY  PROVISIONS. 
Repeal  of  Acts. 

102.  The  Acts  mentioned  in  the  Seventh  Schedule  to  this  Act  are  hereby 
repealed  to  the  extent  in  the  third  column  of  that  schedule  specified. 
Provided  that : — 

(1)  Where  the  Labouring  Classes  Lodging  Plouses  Acts,  1851  to  1885,  have 

been  adopted  in  any  district,  that  adoption  shall  be  deemed  to  be  an 
adoption  of  Part  III  of  this  Act,  and  this  Act  shall  apply  accordingly ; 

(2)  Any  officer  appointed  under  any  enactment  hereby  repealed  shall  continue 

and  be  deemed  to  be  appointed  under  this  Act ; 

(3)  Any  dwelling  houses  acquired  by  the  local  authority  under  the  Artiznns 

Dwellings  Acts,  1868  to  1885,  and  vested  in  them  at  the  commence- 
ment of  this  Act,  shall  be  held  by  such  local  authority  as  if  they  had 
been  acquired  under  the  provisions  of  Part  III  of  th'i  Act,  and  any 
land  or  premises  other  than  dwelling  houses  so  acquired  and  held  by 
them  at  the  commencement  of  this  Act  shall  be  held  as  if  the  same  had 
been  acquired  as  a  site  of  an  obstructive  building  in  pursuance  of  Part 
II  of  this  Act,  but  may  with  the  consent  of  the  authority  authorised  by 
the  said  part  of  this  Act  to  consent  to  the  sale  of  land  so  acquired  be 
appropriated  for  the  purposes  of  Part  III  of  this  Act. 

Temporary  Provisions. 
103.  The  provisions  of  this  Act  relating  to  compensation,  to  the  power  of  the 
local  authority  to  enter  and  value  premises,  to  the  compensation  of  tenants  for  expense 
of  removal,  shall  be  applicable  in  the  case  of  all  improvement  schemes  which  have 
been  confirmed  by  Act  of  Parliament  during  the  session  in  which  this  Act  is  passed. 


SCHEDULES. 


FIRST  SCHEDULE. 

ENGLAND  AND  WALES. 
Sections  54,  92.— Definitions  : 


Throughout  Act. 

District. 

Local  Authority. 

Local  Rate. 

Urban  sanitary  district. 

The   urban  sanitary 
authority. 

The  rate  out  of  which 
the  general  expenses  of 
the  execution  of  the 
PubHc  Health  Acts  are 
defrayed. 

The  City  of  London. 

The  Commissioners  of 
Sewers. 

The  sewer  rate  and  the 
consolidated  rate  levied 
by  such  Commissioners, 
or  either  of  such  rates. 

(i)  For  the  purposes  of  Parts  I  and  IIL 


The  County  of  London. 


The  County  Council  of 
London. 


The  county  fund  and  the 
amount  payable  shall 
be  deemed  to  be  re- 
quired for  special  county 
purposes. 


A  parish  other  than  the  parish 
of  Woolwich  mentioned  in 
Schedule  A  to  the  Metropolis 
Management  Act,  1855,  as 
amended  by  the  Metropolis 
Management  (Amendment) 
Act,  1885,  and  the  Metropolis 
Management  (Battersea  and 
Westminster)  Act,  1887. 

A  district  mentioned  in  Schedule 
B  to  the  Metropolis  Manage- 
ment Act,  185s,  as  amended 
by  the  Metropolis  Manage- 
ment (Amendment  Act,  1885, 
and  the  Metropolis  Manage- 
ment (Battersea  and  West- 
minster) Act,  1887. 


(2)  For  the  purposes  of  Part  IL 

The  Vestry  elected  under 
the  Metropolis  Manage- 
ment Act,  1855. 


Parish  of  Woolwich, 


The  Board  of  Works  for 
the  district  elected  under 
the  Metropolis  Manage- 
ment Act,  1855. 


The  local  board  of  health. 


The   district   fund  and 
general  district  rate. 

{3)  For  the  purposes  of  Parts  II  and  III. 


The  general  rate  levi- 
able by  such  vestry 
or  board  under  the 
Metropolis  Manage- 
ment Act,  1855. 


Rural  sanitary  district. 


The   rural  sanitary 
authority. 


The  rate  out  of  which  the 
"general"  or  "special" 
expenses,  as  the  case 
may  be,  of  the  execution 
of  the  Public  Health 
Acts  are  defrayed. 
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SCOTLAND. 
Throughout  Act 


District. 

Local  Authority. 

Local  Rate. 

Districts  under  the  Public  Health 
(Scotland)  Act,  1867,  exclusive 
of  parishes  or  parts  thereof 
over  which  the  jurisdiction  of 
a  town  council  or  of  police 
commissioners  or  trustees  exer- 
cising the  functions  of  police 
commissioners  does  not  extend. 

Un< 

Districts  under  the  Public  Health 
(Scotland)    Act,     1867,  as 
amended  by  the  Local  Govern- 
ment (Scotland)  Act,  1889. 

The  local  authorities  un- 
der the  PubUc  Health 
(Scotland)  Act,  1867, 
in  those  districts. 

ier  Parts  II  and  III. 

The  local  authorities  un- 
der the  Public  Health 
(Scotland)  Act,  1867, 
in  those  districts. 

The  public  health  rate. 
The  public  health  rate. 

IRELAND. 
Under  Parts  I  and  III. 

District. 

Local  Authority. 

Local  Rate. 

Urban  sanitary  district. 

Urban  sanitary  district. 
Rural  sanitary  district. 

The  urban  sanitary 
authority. 

Under  Part  II. 

The   urban  sanitary 
authority. 

The   rural  sanitary 
authority. 

The  rate  out  of  which 
the  general  expenses  of 
the  execution  of  the 
Public  Health  (Ireland) 
Act,  1878,  are  defrayed 
in  these  districts. 

The  rate  out  of  which 
the  general  expenses  of 
the  execution  of  the 
Public  Health  (Ireland) 
Act,  1878,  are  defrayed 
in  the  district. 

The  rate  out  of  which 
the  special  expenses  of 
the   execution   of  the 
Public  Health  (Ireland) 
Act,  1878,  are  defrayed 
in  the  district. 

Note. — In  any  case  in  the  United  Kingdom  where  an  urban  sanitary  authority 
does  not  levy  a  borough  rate  or  any  general  district  rate,  but  is  empowered  by  a  Local 
Act  or  Acts  to  borrow  money  and  to  levy  a  rate  or  rates  throughout  the  whole  of 
their  district  for  purposes  similar  to  those  or  to  some  of  those  for  which  a  general 
district  rate  is  leviable,  it  sliall  be  lawful  for  such  sanitary  authority  to  defray  the 
expenses  incurred  in  the  execution  of  Part  III  of  this  Act  by  means  of  money  to  be 
borrowed,  and  a  rate  or  rates  to  be  levied,  under  such  Local  Act  or  Acts. 
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SECOND  SCHEDULE. 

[This  Schedule  does  not  apply  to  Part  III  of  the  Act.  Sections  i6  to  68  of  the 
Lands  Clauses  Act,  184s,  are  practically  superseded,  and  sections  81-85,  92,  93^9^^ 
lib,  iig,  127       materially  viodified  or  done  away  with  ( see  Arts  11-13,  and  24-25 )\. 

Section  20. 

Provisions  with  respect  to  the  Purchase  and  Taking  of  Lands  in 
England  otherwise  than  by  Agreement,  and  otherwise  amending 
THE  Lands  Clauses  Acts. 

DEPOSIT  OF  MAPS  AND  PLANS. 
1-4.  38  and  39  Vict.  c.  36,  Sch. 

(1)  The  local  authority  shall  as  soon  as  practicable  after  the  passing  of  the  con- 
firmin<T  Act  cause  to  be  made  out,  and  to  be  signed  by  their  clerk  or  some  other 
principal  officer  appointed  by  them,  maps  and  schedules  of  all  lands  propofa  to  be 
taken  compulsorily,  (which  lands  are  hereinafter  referred  to  as  the  schedule  lands, 
together  with  the  names,  so  far  as  the  same  can  be  reasonably  ascertained,  ot  all 
persons  interested  in  such  lands  as  owners  or  reputed  owners,  lessees  or  reputed 
lessees,  or  occupiers. 

(2)  The  maps  made  by  the  local  authority  shall  be  upon  such  scale  and  be 
framed  in  such  manner  as  may  be  prescribed  by  the  confirming  authority. 

(3)  The  local  authority  shall  deposit  such  maps  and  schedules  at  the  office  of  the 
confirming  authority,  and  shall  deposit  and  keep  copies  of  such  maps  and  schedules 
at  the  office  of  the  local  authority. 

APPOINTMENT  OF  ARBITRATOR. 

(4)  After  such  deposit  at  the  office  of  the  confirming  authority  as  aforesaid,  it 
shall  be  lawful  for  the  confirming  authority,  upon  the  application  of  the  local  authority, 
to  appoint  an  arbitrator  between  the  local  authority,  and  the  persons  interested  in 
such  of  the  scheduled  lands,  or  lands  injuriously  affected  by  the  execution  of  such 
scheme,  so  far  as  compensation  fi^r  the  same  has  not  been  made  the  subject  of 
agreement. 

PROCEEDINGS  ON  ARBITRATION. 
45  and  46  Vict.  c.  54  Sch.  (i)  a-f. 

(5)  Before  any  arbitrator  enters  upon  any  inquiry  he  shall,  in  the  presence  of  a 
jastice  of  the  peace,  make  and  subscribe  the  following  declaration  ;  that  is  to  say, 

"  I,  A.B.,  do  solemnly  and  sincerely  declare,  that  I  will  faithfully  and  honestly, 
and  to  the  best  of  my  skill  and  ability,  hear  and  determine  the  matters  referred  to 
•*  me  under  the  provisions  of  the  Housing  of  the  Working  Classes  Act,  1890. 

''A.B. 

"  Made  and  subscribed  in  the  presence  of 

And  such  declaration  shall  be  annexed  to  the  award  when  made  ;  and  if  any  arbitrator, 
having  made  such  declaration,  wilfully  act  contrary  thereto,  he  shall  be  guilty  of  a 
misdemeanour. 

(6)  As  soon  as  an  arbitrator  has  been  appointed  as  aforesaid,  the  confirming 
authority  shall  deUver  to  him  the  maps  and  schedules  deposited  at  their  office,  and 
the  local  authority  shall  publish  once  in  each  of  three  successive  weeks  the  following 
particulars  : — 

(l)  The  appointment  of  the  arbitrator  ; 

and  (2)  The  deposit  at  the  office  of  the  local  authority  of  the  copies  of  such  maps 
and  schedules  as  aforesaid,  with  a  description  of  the  situation  of  such 
office,  and  a  statement  of  the  time  at  which  such  copies  may  be  inspected 
by  any  person  desirous  of  inspecting  the  same. 
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42  and  43  Vict.  c.  63,  Sch.  Art.  I. 

J  i^^'^uf^V^'^r^^^^","  ^^^'^  "^^"^'^  °"'y  '•'y  adverlisemcnt,  but  also  by  placards 
and  handbills  affixed  in  conspicuous  places  on  or  near  the  lands  to  be  taken,  and  also 
by  leaving  a  nouce  thrreof  at  each  house  i^roposed  t..  be  taken,  and  also  by  sending 
a  nonce  thereof  by  post  to  the  persons  inlercsted  in  such  lands  as  owners  or  reputed 
owners,  lessees  or  reputed  lessees,  so  far  as  ihey  can  be  reasonably  ascertained. 

Assessment  of  compensation  by  arbitrator, 

(7)  In  every  case  in  which  compensation  is  payable  under  Part  I  of  this  Act,  by 
the  local  authority  to  any  claimant,  and  which  compensation  has  not  been  niade'the 
subject  of  agreement  (in  this  Act  referred  to  as  a  "dispu  ed  case"),  the  arbitrator  shall 
ascertam  m  such  manner  as  he  thinks  most  convenient  the  amount  of  compensation 
demanded  by  the  claimant,  and  the  amount  which  the  local  authority  may  be 
willing  to  pay ;  and  after  hearing  all  such  parties  interested  in  each  disputed 
case  as  may  appear  before  him  at  a  time  and  place  of  which  notice  has  been  given  as 
m  Part  I  of  this  Act  mentioned,  he  shall  proceed  to  decide  on  the  aniount  of 
compensation  to  which  he  may  consider  the  claimant  to  be  entitled  in  each  case. 

(8)  The  arbitrator  shall  give  notice  to  the  claimanis  in  disputed  cases  by  causing 
such  notice  to  be  published  or  otherwise  in  such  manner  as  he  thinks  advisable,  of  a 
time  and  place  at  which  the  difference  between  the  claimants  and  the  local  authority 
in  disputed  cases  as  to  the  amount  of  compensation  to  be  paid  will  be  decided  by  the 
arbitrator. 

Award  of  Arbitrator. 

(9)  After  the  arbitrator  has  arrived  at  a  decision  on  all  the  disputed  cases  brought 
before  him,  he  shall  make  an  award  under  his  hand  and  seal,  and  such  award  shall  be 
final,  and  be  binding  and  conclusive  (subject  to  the  provisions  concerning  an  appeal 
hereinafter  contained)  upon  all  persons  whomsoever,  and  no  such  award  shall  be  set 
aside  for  irregularity  in  matter  of  form,  but  the  arbitrator  may  and,  if  the  local 
authority  request  him  so  to  do,  shall  from  time  to  time  make  an  award  respecting  a 
portion  only  of  the  disputed  cases  brought  before  him. 

(ip)  Such  award  as  aforesaid  shall  be  deposited  at  the  office  of  the  confirming 
authority,  and  a  copy  thereof  shall  be  deposited  at  the  office  of  the  local  authority, 
and  the  local  authority  shall  thereupon  publish,  once  in  each  of  three  successive  weeks, 
notice  of  the  deposit  having  been  made  at  the  office  of  the  local  authority  of  a  copy  • 
of  the  award,  and  a  further  notice  requiring  all  persons  claiming  to  have  any  right  to 
or  interest  in  the  lands  (the  compensation  to  be  paid  in  respect  of  which  is  ascertained 
by  such  award)  to  deliver  to  the  local  authority  on  or  before  a  day  to  be  named  in 
such  notice  (such  day  not  being  earlier  than  twenty-one  days  from  the  date  of  the  last 
publication  of  the  notice),  a  short  statement  in  writing  of  the  nature  of  such  claim, 
and  a  short  abstract  of  the  title  on  which  the  same  is  founded  ;  and  such  statement 
and  abstract  shall  be  paid  for  by  the  local  authority.  Such  abstract  of  title,  in  the 
case  of  a  person  claiming  a  fee  simple  interest  in  the  land,  shall  commence  twenty  years 
previous  to  the  date  of  the  claim,  except  there  has  been  an  absolute  conveyance  on 
sale  within  twenty  years,  and  more  than  ten  years  previous  to  the  claim  when  the 
abstract  shall  commence  with  such  conveyance. 

SPECIAL  POWERS  OF  ARBITRATION. 
Power  of  arbitrator  as  to  apportionment.  42  and  43  Vict 

(11)  The  arbitrator  shall  have  the  same  power  of  apportioning  any  rentservice 
rentcharge,  chief  or  other  rent,  payment,  or  incumbrance,  or  any  rent  payable  in 
respect  of  lands  comprised  in  a  lease,  as  two  justices  have  under  the  Lands  Clauses 
Consolidation  Act,  1845  [sees.  98,  116,  and  119]. 

Amendment  respecting  severance  of  properties.  8  and  9  Vict  c.  18. 
42  and  43  Vict.  c.  63.  Sch.  (3). 

(12)  Notwithstanding  anything  in  section  92  of  the  Lands  Clauses  Consolidation 
Act,  1845,  the  arbitrator  may  determine  that  such  part  of  any  house,  building,  or 
manufactory  as  is  proposed  to  be  taken  by  the  local  authority  can  be  taken  without 
material  damage  to  such  house,  building,  or  manufactory,  and  if  he  so  determine  may 
award  compensation  in  respect  of  the  severance  of  the  part  so  proposed  to  be  taken, 
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in  addition  to  the  value  of  that  part,  and  thereupon  the  party  interested  si  all  be 
required  to  sell  and  convey  to  the  local  authority  such  part,  without  the  local  authority 
being  obliged  to  purchase  the  greater  part  or  the  whole  of  such  house,  building,  or 
manufactorv. 

The  local  authority,  or  any  persons  interested,  if  dissatisfied  with  a  determination 
under  this  enactment,  may,  in  manner  provided  with  respect  to  appeals  to  a  jury  in 
respect  of  compensation  for  land  by  this  schedule,  submit  the  question  uf  whether  the 
said  part  can  be  taken  without  material  damage,  as  well  as  the  question  of  the  proper 
amoimt  of  compensation,  to  a  jury ;  and  the  notice  of  intention  to  appeal  shall  be 
given  within  the  same  time  as  notice  of  intention  to  appeal  against  the  amount  ot 
compensation  awarded  is  required  to  be  given. 

Omitted  interests,  42  and  43  Vict.  c.  63.  Sch.  (4). 

(13)  {Supersedes  sec.  124].  The  amount  of  purchase  money  or  compensation  to 
be  paid  in  pursuance  of  section  124  of  the  Lands  Clauses  Consolidation  Act,  1845,  in 
respect  of  anv  estate,  right,  or  interest  in  or  charge  affecting  any  of  the  scheduled 
lands  which'  the  local  authority  have  through  mistake  or  inadvertence  tailed  or 
omitted  duly  to  purchase  or  make  compensation  for,  shall  be  awarded  by  the  arbitrator 
and  be  paid,  in  like  manner,  as  near  as  may  be,  as  the  same  would  have  been 
awarded  and  paid  if  the  claim  of  such  estate,  right,  interest,  or  charge  had  been 
delivered  to  the  arbitrator  before  the  day  fixed  for  the  delivery  of  statements  of 
claims. 

If  the  arbitrator  is  satisfied  that  the  failure  or  omission  to  purchase  the  said 
estate,  right,  interest,  or  charge,  arose  from  any  default  on  the  part  either  of  the 
claimant  or  of  the  local  authority,  he  may  direct  the  costs  to  be  paid  by  the  party  so 
in  default. 

PAYMENT  OF  PURCHASE  MONEY. 
Acts  14-21.  See  38  and  39  Vict.  c.  36.  Sch. 

(14)  Within  thirty  days  from  the  delivery  of  such  statement  and  abstract  as  afore- 
said to  the  local  authority,  the  local  authority  shall,  where  it  appears  to  them  that 
any  person  so  claiming  is  absolutely  entitled  to  the  lands,  estate,  or  interest  claimed 
by  him,  deliver  to  such  person,  on  demand,  a  certificate  stating  the  amount  of  the 
compensation  to  which  he  is  entitled  under  the  said  award. 

(15)  Every  such  certificate  shall  be  prepared  by  and  at  the  cost  of  the  local 
authority  ;  and  where  any  agreement  has  been  entered  into  as  to  the  compensation 
payable  in  respect  of  the  interest  of  any  person  in  any  lands,  the  local  authority  may, 
where  it  appears  to  them  that  such  person  is  absolutely  entitled,  deliver  to  such 
person  a  like  certificate. 

(16)  The  local  authority  shall,  thirty  days  after  demand,  pay  to  the  party  to. 
whom  any  such  certificate  is  given,  or  otherwise  as  herein  provided  in  the  cases  herein- 
after mentioned,  the  amount  of  moneys  specified  to  be  payable  by  such  certificate  to 
the  party  to  whom  or  in  whose  favour  such  certificate  is  given,  his  or  her  executors, 
administrators,  or  assigns. 

(17)  If  the  local  authority  wilfully  make  default  in  such  payment  as  aforesaid, 
then  the  party  named  in  such  certificate  shall  be  entitled  to  enter  up  judgment  against 
the  local  authority  in  the  High  Court,  for  the  amount  of  the  sums  specified  in  such 
certificate,  in  the  same  manner  in  all  respects  as  if  he  had  been,  by  warrant  of  attorney 
from  the  local  authority,  authorised  to  enter  up  judgment  for  the  amount  mentioned 
in  the  certificate,  with  costs,  as  is  usual  in  like  cases  ;  and  all  moneys  payable  under 
such  certificates,  or  to  be  recovered  by  such  judgments  as  aforesaid,  shall  at  law  and 
in  equity  be  taken  as  personal  estate  as  from  the  lime  of  the  local  authority  entering 
on  any  such  lands  as  aforesaid. 

(18)  When  and  so  soon  as  the  local  authority  have  paid  to  the  party  to  whom 
any  such  certificate  as  aforesaid  is  given,  or  otherwise,  as  herein  provided,  in  the 
cases  hereinafter  mentioned,  the  amount  specified  to  be  payable  by  such  certificate  to 
the  party  to  whom  or  in  whose  favour  the  certificate  is  given,  his  executors,  adminis- 
trators, or  assigns,  it  shall  be  lawful  for  the  local  authority,  upon  obtaining  such 
receipt  as  hereinafter  mentioned,  from  time  to  time  to  enter  upon  any  lands  in  respect 
of  which  such  certificate  is  given,  and  thenceforth  to  hold  the  same  for  the  estate  or 
interest  in  respect  of  which  the  amount  specified  in  such  certificate  was  payable. 
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,  .  every  case  in  which  any  moneys  are  paid  by  any  local  authority  under 

this  Act  for  such  compensation  as  aforesaid,  the  party  receiving  such  moneys  shall 
give  to  the  local  authority  a  receipt  for  the  same,  and  such  receipt  shall  have  ihe 
ettect  of  a  grant,  release,  and  conveyance  of  all  the  estate  and  interest  of  such  party 
and  of  all  parties  claiming  under  or  through  him,  in  the  lands  in  respect  of  which  such 
moneys  are  paid,  provided  such  receipt  has  an  ad  valorem  stamp  of  the  same  amount 
impressed  thereon  in  respect  of  the  purchase  moneys  mentioned  in  such  certificate  as 
would  have  been  necessary  if  such  receipt  had  been  an  actual  conveyance  of  such 
estate  or  interest,  every  such  receipt  to  be  prepared  by  and  at  the  cost  of  the  local 
authority. 

(20)  If  it  appear  to  the  local  authority,  from  any  such  statement  and  abstract  as 
aforesaid,  or  otherwise,  that  the  person  making  any  such  claim  as  aforesaid  is  not 
absolutely  entitled  to  the  lands,  estate,  or  interest  in  respect  of  which  his  claim  is 
made,  or  is  under  any  disability,  or  if  the  title  to  such  lands,  estate,  or  interest  be  not 
satisfactorily  deduced  to  the  local  authority,  then  and  in  every  such  case  the  amount 
to  be  paid  by  the  local  authority  in  respect  of  such  lands,  estate,  or  interest  as  afore- 
said shall  be  paid  and  applied  as  provided  by  the  clauses  [sees.  69-80]  of  the  Lands 
Clauses  Consolidation  Act,  1845,  as  amended  by  the  Court  of  Chancery  Funds  Act, 
1S72,  "  with  respect  to  the  purchase  money  or  compensation  coming  to  parties  having 
"limited  interests,  or  prevented  from  treating,  or  not  making  title." 

(21)  Where  any  person  claiming  any  right  or  interest  in  any  lands  refuses  to 
produce  his  title  to  the  same,  or  where  the  local  authority  have  under  the  provisions 
of  Part  I  of  this  Act  taken  possession  of  any  lands  in  respect  of  the  compensation 
whereof,  or  of  any  estate  or  interest  wherein,  no  claim  has  been  made  within  one 
year  from  the  time  of  the  local  authority  taking  possession,  or  if  any  party  to  whom 
any  such  certificate  has  been  given  or  tendered  refuses  to  receive  such  certificate,  or 
to  accept  the  amount  therein  specified  as  payable  to  him,  then  and  in  any  such  case 
the  amount  payable  by  the  local  authority  in  respect  of  such  lands,  estate,  or  interest, 
or  the  amount  specified  in  such  certificate,  shall  be  paid  into  the  Bank  of  Engbnd,  in 
manner  provided  by  the  last-mentioned  clauses  .of  the  Lands  Clauses  Consolidation 
Act,  1845,  as  amended  by  the  Court  of  Chancery  Funds  Acts,  1872,  and  the  amount 
so  paid  into  the  said  Bank  shall  be  accordingly  dealt  with  as  by  the  said  Act  provided. 

(22)  Nothing  herein  contained  shall  prevent  the  local  authority  from  requiring 
any  further  abstract  or  evidence  of  title  respecting  any  lands  included  in  any  such 
award  as  aforesaid,  in  addition  to  the  abstract  or  statement  hereinbefore  mentioned, 
if  they  think  fit,  so  as  the  same  be  obtained  at  the  cost  of  the  local  authority. 

(23)  If  firom  any  reason  whatever  the  local  authority  does  not  deliver  the 
certificate  aforesaid  to  any  party  claiming  to  be  entitled  to  any  interest  in  any  lands 
the  possession  whereof  has  been  taken  by  the  local  authority  as  aforesaid,  tlien  the 
right  to  have  a  certificate  according  to  the  provisions  of  this  Act  may,  at  the  cost  and 
charge_  of  the  local  authority,  be  enforced  by  any  party  or  parties,  by  application  to 
the  High  Court,  in  a  summary  way  by  petition,  and  all  other  rights  and  interests 
of  any  party  or  parties  arising  under  the  provisions  of  this  Act  may  be  in  like 
manner  enforced  against  the  local  authority  by  such  application  as  aforesaid. 

ENTRY  ON  LANDS  ON  MAKING  DEPOSIT. 

(24)  [Supersedes  sees.  84  a)zd  8$  0/ .^ei  0/ 184^].  Where  the  local  authority  are 
desirous,  for  the  purposes  of  their  works,  of  entering  upon  any  lands  before  they 
would  be  entitled  to  enter  thereon  under  the  provisions  hereinbefore  contained,  it 
shall  be  lawful  for  the  local  authority,  at  any  time  after  the  arbitrator  has  framed  his 
award,  upon  depositing  in  the  Bank  of  England  such  sum  as  the  arbitrator  may 
certify  to  be  in  his  opinion  the  proper  amount  to  be  so  deposited  in  respect  of  any 
lands  authorised  to  be  purchased  or  taken  by  the  local  authority,  and  mentioned  in 
such  award,  to  enter  upon  and  use  such  lands  for  the  purposes  of  the  improvement 
scheme  of  the  local  authority  :  and  the  arbitrator  shall,  upon  the  request  of  the  local 
authority  at  any  time  after  he  has  framed  such  award,  certify  under  his  hand  the  sum 
which,  in  his  opinion,  should  be  so  deposited  by  the  local  authority  in  respect  of  any 
lands  mentioned  in  such  award  before  they  enter  upon  and  use  the  same  as  aforesaid, 
and  the  sum  to  be  so  certified  shall  be  the  sum  or  the  amount  of  the  several  sums  set 
forth  in  such  award  as  the  sum  or  sums  to  be  paid  by  the  local  authority  in  respect  of 
such  lands,  or  such  greater  amount  as  to  the  arbitrator,  under  the  circumstances  of 
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the  case,  may  seem  proper,  and,  notwithstanding  such  entry  as  aforesaid,  all  pro- 
ceeclin<rs  for  and  in  relation  to  the  complelion  of  the  award,  the  delivery  of  certificates, 
and  oUier  proceedings  under  Part  I  of  this  Act,  shall  be  had,  and  payments  made,  as 
if  such  entry  and  deposit  had  not  been  made  ; 

Provided  that  the  local  authority  shall,  where  they  enter  upon  any  lands  by 
virtue  of  this  present  provision,  pay  interest  at  the  rate  of  five  pounds  per  cenlum  per 
annum  upon  the  compensation  money  payable  by  them  in  respect  of  any  lands  so 
entered  upon,  from  the  time  of  their  entry  until  the  time  of  the  payment  of  such 
money  and  interest  to  the  party  entitled  thereto,  or  where,  under  the  provisions  of 
Part  I  of  this  Act,  such  compensation  is  required  to  be  paid  into  the  Lank  ot  h^ngland, 
then  until  the  same,  with  such  interest,  is  paid  into  such  Bank  accordingly  ;  and 
where  under  this  provision  interest  is  payable  on  any  compensation  money  tne 
certificate  to  be  delivered  by  the  local  authority  in  respect  thereof  shall  specify  that 
interest  is  so  payable,  and  the  same  shall  be  recoverable  in  like  manner  as  the 
principal  money  mentioned  in  such  certificate.  ,-01  r 

(2';)  The  money  so  deposited  as  last  aforesaid  shall  be  paid  into  the  Bank  of 
England  to  such  account  as  may  from  time  to  time  be  directed  by  any  regulation  or 
Act  for  the  lime  being  in  force  in  relation  to  moneys  deposited  in  the  bank  in  similar 
cases,  or  to  such  account  as  may  be  directed  by  any  order  of  the  High  Court,  and 
remain  in  the  bank  by  way  of  security  to  the  parties  interested  in  the  lands  which 
bave  been  so  entered  upon  for  the  payment  of  the  money  to  become  payable  by  the 
local  authority  in  respect  thereof  under  the  award  of  the  arbitrator  ;  and  the  money 
so  deposited  may,  on  the  application  by  petition  of  the  local  authority,  be  ordered  to 
be  invested  in  Bank  Annuities  or  Government  securities,  and  accumulated  :  and  upon 
such  payment  as  aforesaid  by  the  local  authority  it  shall  be  lawful  for  the  Hi^h 
Court,  upon  a  like  apphcation,  to  order  the  money  so  deposited,  or  the  funds  in  wh.ch 
the  same  shall  have  been  invested,  together  with  the  accumulation  thereof,  to  be 
repaid  or  transferred  to  the  local  authority,  or,  in  default  of  such  payment  as  afore- 
said by  the  local  authority,  it  shall  be  lawful  for  the  said  court  to  order  the  same  to 
be  applied  in  such  manner  as  it  thinks  fit  for  the  benefit  of  the  parties  for  whose 
security  the  same  shall  so  have  been  deposited. 

APPEAL. 

Section  45  and  46  Vict.  c.  54,  Sch.  (G). 

(26)  In  the  following  cases,  namely  : — 

(a)  Where  the  party  named  in  any  certificate  issued  under  the  provisions 
hereinbefore  contained  of  the  amount  of  the  compensation  ascertained 
by  any  award  under  Part  I  of  this  Act  (or  any  party  claiming  under  the 
party  so  named)  is  dissatisfied  with  the  amount  in  such  certificate 
certified  to  be  payable,  and  such  amount  exceeds  one  thousand  pounds, 
and  (b )  Where  any  party  claiming  any  interest  in  any  moneys  so  paid  into  court 
as  aforesaid  is  dissatisfied  with  the  amount  of  the  price  or  compensation 
in  respect  of  which  such  moneys  are  paid  into  court,  and  such  amount 
exceeds  one  thousand  pounds  ; 
also  (c )  Where  the  local  authority  is  dissatisfied  with  the  amount  of  compensation 
which  the  arbitrator  appointed  under  the  provisions  of  Part  I  of  this 
Act  has  awarded  to  be  paid  by  the  local  authority  to  any  person  in 
respect  of  any  estate  or  interest  in  lands,  and  such  amount  exceeds  the 
sum  of  one  thousand  pounds  : 
the  party  dissatisfied  may,  upon  obtaining  the  leave  of  the  High  Court,  which  leave 
may  be  granted  by  such  court  or  any  judge  thereof  at  chambers  in  a  summary  manner, 
and  upon  being  satisfied  that  a  failure  of  justice  will  take  place  if  the  leave  is  not 
granted,  submit  the  question  of  the  proper  amount  of  compensation  to  a  Jury, 
provided  that  such  party  give  notice  in  writing  to  the  other  party  of  their  intention  to 
.appeal  within  ten  days  after  the  cause  of  appeal  has  arisen. 
The  cause  of  appeal  shall  be  deemed  to  have  arisen — 

(1)  Where  a  certificate  has  been  issued  as  aforesaid,  at  the  date  of  the  issue 

of  the  certificate ; 

(2)  Where  moneys  have  been  paid  into  court,  at  the  date  of  the  payment  into 

court ; 

(3)  Where  the  local  authority  appeals,  at  the  date  of  the  making  of  the  award. 
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Cases  in  which  certain  sections  of  the  Lands  Clauses  Acts  apply. 

(27)  Where  a  notice  ha^  been  given  under  Pan  I  of  this  Act  of  an  appeal  to  a 
jury  in  respect  of  compensation  for  land,  or  any  interest  in  land,  a  question  of  disputed 
compensation  required  to  be  determined  by  the  verdict  of  a  jury  shall  be  deemed  to 
have  arisen  within  the  meaning  of  the  Lands  Clauses  Consolidation  Act,  1845,  and 
all  the  provisions  of  that  Act  contained  in  sections  38  to  57,  both  inclusive,  shall  be 
deemed  to  apply,  except  sections  47  and  51  :  Provided  also,  that— 

(i)  Where  the  local  authority  appeals  that  authority  shall  be  deemed  to  be  the 
plaintiff  and  the  party  entitled  to  compensation  to  be  the  defendant ; 
and  (2)  Where  the  party  claiming  compensation  appeals,  then,  in  case  the  verdict 
of  the  jury  is  for  a  sum  exceeding  tlie  award  of  the  arbitrator,  the  local 
authority  shall  pay  to  such  party  the  costs  of  the  trial,  such  costs  to  be 
taxed  and  ascertained  in  the  same  manner  as  costs  are  by  law  ascertained 
on  the  trial  of  issues  tried  in  the  High  Court ;  but  in  case  the  verdict  of 
the  jury  is  for  a  sum  not  exceeding  the  award  of  the  arbitrator,  the 
party  appealing  shall  pay  to  the  local  authority  the  costs  of  the  trial  to 
be  taxed  and  ascertained  in  manner  aforesaid. 
(3)  Where  the  local  authoriiy  is  the  appellant — 

{a)  Notwithstanding  the  verdict  of  the  jury  may  be  for  a  sum  less  than 
that  awarded  by  the  arbitrator,  the  local  authority  shall  pay  to 
the  other  party  sucii  sum  not  exceeding  twenty  fjounds  for  the 
costs  of  the  trial  as  the  sheriff  or  other  officer  before  whom  the 
same  is  tried  shall  direct  ; 
and  (d)  In  case  the  verdict  of  the  jury  is  for  a  sum  equal  to  or  exceeding  the 
award  of  the  arbitrator,  the  local  authority  shall  pay  to  the  other 
party  the  costs  of  the  trial,  such  costs  to  be  taxed  and  ascertained 
in  manner  aforesaid. 
(c)  The  amount  of  compensation  awarded  by  the  arbitrator  shall  not  be 
communicated  to  the  jury,  but  they  shall  be  required  to  make  an 
independent  assessment  of  the  amount  of  compensation  to  which 
the  party  claiming  compensation  is  entitled. 

COSTS  OF  ARBITRATION. 
See  45  and  46  Vict.  c.  54.  Sch.  (H). 

(28)  The  salary  or  remuneration,  travelling  and  other  expenses  of  the  arbitrator, 
and  all  costs,  charges,  and  expenses  (if  any)  which  may  be  incurred  b}'  the  confirming 
authority  in  carrymg  the  provisions  of  Part  I  of  this  Act  into  execution,  shall,  after 
the  amount  thereof  shall  have  been  certified  under  this  article,  be  paid  by  the  local 
authority;  and  the  amount  of  such  costs,  charges,  and  expenses  shall  from  time  to 
time  be  certified  by  the  confirming  authority  after  first  hearing  any  objections  that 
may  be  made  to  the  reasonableness  of  any  such  costs,  charges  and  expenses  by  or  on 
behalf  of  the  local  authority  ;  and  every  certificate  of  the  said  confirming  authority 
certifying  the  amount  of  such  costs,  charges,  and  expenses,  shall  be  taken  as  proof  in 
all  proceedings  at  law  or  in  equity  of  the  amount  of  such  respective  costs,  charges,  and 
expenses,  and  the  amount  so  certified  shall  be  a  debt  due. from  the  local  authority  to 
the  Crown,  and  shall  be  recoverable  accordingly. 

Further,  any  such  certificate  may  be  made  a  rule  of  a  superior  coturt  on  the 
application  of  any  party  named  therein,  and  may  be  enforced  accordingly. 

(29)  — (i)  It  shall  be  lawful  for  the  arbitrator,  where  he  thinks  fit,  upon  the 
request  of  any  party  by  whom  any  claim  has  been  made  before  him,  to  certify  the 
amount  of  the  costs  properly  incurred  by  such  party  in  relation  to  the  arbitration,  and 
the  amount  of  the  costs  so  certified  shall  be  paid  by  the  local  authority ; 

See  45  and  46  Vict,  c,  54.  Sch.  (I). 

Provided  that — 

(a )  The  arbitrator  shall  not  be  required  to  certify  the  amount  of  costs  in  any 

case  where  he  considers  such  costs  are  not  properly  payable  by  the  local 
authority ; 

(b)  The  arbitrator  shall  not  be  required  to  certify  the  amount  of  costs  incurred 

by  any  party  in  relation  to  the  arbitration,  in  any  case  where  he  con- 
siders that  such  party  neglected,  after  due  notice  from  the  local  authority, 
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to  deliver  to  that  authority  a  statement  in  wntmg  within  such  time,  and 
contlSg  such  particulars  respecting  the  compensation  claimed  as 
would  have  enabled  the  local  authority  to  make  a  proper  ofter  of  com- 
pensation to  such  party  before  the  appointment  of  the  arbitrator. 
rt)  No  certificate  shall  be  given  where  the  arbitrator  has  awarded  the  sam«  « 
^        a  less  sum  than  has  been  offered  by  the  local  authority  m  respect  of  the 
claim  before  the  appointment  of  the  arbitrator. 
f2l  If  within  seven  days  after  demand  the  amount  certified  be  not  P^d  to  the 
oartv  enti  I  d  to  receive  U  Jsame,  such  amount  shall  be  recoverable  as  a  debt  from 
FhfLal  Sority  with  interest  at  the  rate  of  five  per  cent,  per  ~  fo^  any  time 
during  which  the^ame  remains  unpaid  after  such  seven  days  as  aforesaid. 

MISCELLANEOUS. 

(■zo)  The  arbitrator  may  call  for  the  production  of  any  documents  in  the  possession 
or  power  of  the  local  authority,  or  of  any  party  making  any  claim  under  he  provisions 
of  PaTt  I  of  this  Act,  which  such  arbitrator  may  think  necessary  for  determining  any 
?ueSn  or  matter  to  be  determined  by  him  under  Part  I  of  this  Act,  and  may  examine 
^n>  S  parTan^^^^^^  witnesses,  and  the  witnesses  for  the  local  authonty.  on  oath, 
and  administer  the  oaths  necessary  for  that  purpose. 

If  any  arbitrator  appointed  in  pursuance  of  Part  I  of  this  Act  die,  or  refu«S, 
decline,  or  become  incapable  to  act,  the  confirmmg  authonty  may  appoint  ^ 
arb  rator  in  his  place,  who  shall  have  the  same  powers  and  authon  les  as  the  arbitrator 
£  aTpo^te<i?and'upon  the  appointment  of  any.  arbitrator  m  the  place  f  an 
arbitrator  dying,  or  refiising,  declining,  or  becommg  mcapable  to  act,  all  the 
Sum  nts  Xtg  to  the  matter  of  the  arbitration  which  m  the  possession  or 

such  arbitrator  shall  be  delivered  to  the  arbitrator  appointed  m  his  place  and  the 
local  authority  shall  publish  notice  of  such  appointment  in  the  London  Cxazette. 

(152)  All  notices  required  by  this  schedule  to  be  published  shall  be  published  in 
some  one  and  the  same  newspaper  circulating  within  the  jurisdiction  of  the  local 
authority,  and  where  no  other  form  of  service  is  prescribed  all  notices  required  to  be 
served  or  criven  by  the  local  authority  under  this  schedule  or  otherwise  upon  any 
persons  interested  in  or  entitled  to  sell  lands,  shall  be  served  m  manner  m  which 
notices  of  lands  proposed  to  be  taken  compulsorily  for  the  purpose  of  an  improvement 
scheme  are  directed  by  Part  I  of  this  Act  to  be  served  upon  owners  or  reputed  owners, 
lessees  or  reputed  lessees,  and  occupiers. 

APPLICATION  OF  SCHEDULE  TO  SCOTLAND. 

The  provisions  of  this  schedule  shall  apply  to  Scotland,  with  the  following 
modifications : — 

(■2-1)  

{a)  In  any  reference  in  this  schedule  to  "an  abstract  of  title"  there  shall  be 

substituted  "  a  legal  progress  of  the  title  deeds  "  : 
(b)  In  articles  16  and  18  of  this  schedule  the  words  heirs,  executors,  or 

assignees  shall  be  substituted  for  the  words  "  executors,  administrators, 

or  assigns  "  : 

{^)  In  articles  20  and  21  the  words  "as  amended  by  the  Court  of  Chancery 

Funds  Acts  1872,"  shall  be  omitted  : 
(d)  Any  reference  to  payment  of  money  into  the  Bank  of  England  shall  be 

construed  to  be  payment  into  any  one  of  the  incorporated  or  chartered 

banks  of  Scotland  : 

(«)  Any  reference  to  the  High  Court  shall  be  construed  as  a  reference  to  the 
Court  of  Session  : 

(/)  Any  money  ordered  to  be  invested  under  article  25  of  this  schedule  shall 
be  invested  only  in  Government  securities  : 

ig)  Any  reference  to  payment  of  money  into  court  shall  be  construed  ac  pay- 
ment into  bank  : 

(A)  A  reference  to  plaintiff  and  defendant  shall  be  construed  as  a  reference  to 

pursuer  and  defender  : 
(t)  The  Edinburgh  Gazette  shall  be  substituted  for  the  London  Gazette. 
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•haUbfsu^sJitutedri'''^''  ^"'^      of  this  schedule  the  following  provisions 

(i)  The  arbitrator  shall  have  the  same  power  of  apportioning  any  feu  duty, 

ground  annual,  casualty  or  superiority,  or  any  rent  or  other  annual  or 
recurring  payment  or  incumbrance,  or  any  rent  payable  in  resi^ect  of 
lands  comprised  in  a  lease,  as  the  sheriff  has  under  the  Lands  Clauses 
Consolidation  (Scotland)  Act,  1845. 

(ii)  If  the  local  authority  wilfully  make  default  in  such  payment  as  aforesaid, 

then  the  party  named  in  such  certificate  shall  be  entitled  to  record  the 
same  m  the  books  of  council  and  session,  or  other  judge's  books  com- 
petent, and  to  have  a  decree  interponed  thereto,  and  to  be  extracted 
with  a  view  to  execution,  in  the  like  manner  as  if  a  formal  clause  of 
registration  had  been  contained  therein  ;  and  all  diligence  and  execution 
shall  be  competent  thereon  in  the  like  manner  and  to  all  effects  as  upon 
any  bond  containing  such  formal  clause  of  registration  :  and  all  moneys 
payable  under  such  certificates,  or  to  be  recovered  by  such  execution 
and  diligence  as  aforesaid,  shall  be  taken  as  personal  estate  as  from  the 
time  of  the  local  authority  entering  on  any  such  lands  as  aforesaid. 

(iii)  In  every  case  in  which  any  moneys  are  paid  by  any  local  authority  under 

this  Act  for  such  compensation  as  aforesaid,  the  party  receiving  such 
moneys  shall  give  to  the  local  authority  a  conveyance  of  the  lands  in 
respect  of  which  such  moneys  are  paid,  or  of  all  the  estate  and  interest 
of  such  party,  and  of  all  parties  claiming  under  or  through  him,  in  such 
lands,  and  every  such  conveyance  shall  be  prepared  by  and  at  the  costs 
of  the  local  authority. 

APPLICATION  OF  SCHEDUE  TO  IRELAND. 

(35)  The  provisions  of  this  schedule  shall  apply  to  Ireland,  with  the  foUoviring 
modifications : — 

(a)  In  articles  20  and  21  the  words  and  figures  "  the  Act  of  the  session  of  the 
"thirteenth  and  fourteenth  years  of  the  reign  of  Her  present  Majesty, 
"  chapter  fifty-one,  intituled  'An  Act  for  the  transfer  of  the  equitable 
"  'jurisdiction  of  the  Court  of  Exchequer  to  the  Court  of  Chancery  in 
"  'Ireland,  and  any  subsequent  enactment'"  shall  be  substituted  for 
the  words  and  figures  "  the  Court  of  Chancery  Funds  Act,  1S72." 

{6)  The  Bank  of  Ireland  shall  be  substituted  for  the  Bank  of  England ; 

{c)  The  Dublin  Gazette  shall  be  substituted  for  the  London  Gazette. 


THIRD  SCHEDULE. 
Sections  29-32. 

Enactments  Applied  for  the  purpose  of  Proceedings  for  Closing 
Premises  in  England,  Scotland,  and  Ireland  respectively. 

ENGLAND. 

ADMINISTRATIVE  COUNTY  OF  LONDON. 

Sanitary  Act,  1S66  (Section  21). 
Nuisances  Removal  Act,  1855  (Sections  8,  12,  and  13). 

Sanitary  Act,  1866  (Section  21). 
As  to  proceedings  of  nuisance  authority  under  section  12  of  18 
and  19  Vict.  c.  121. 

21-   The  nuisance  authority  *  shall,  previous  to  taking 

proceedings  before  a  justice  under  the  twelfth  section  of  the  Nuisances  Removal  Act, 
1855,  serve  a  notice  *  *  on  the  owner  or  occupier  of  the 
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premises  on  which  the  nuisance  arises,  to  abate  the  same,  and  f^f.  "i;^' PJ^f.^^^ 
Lecute  such  works,  and  to  do  all  such  things  as  may  be  necessary  withm  a  tmie  to  be 
specified  in  the  notice :   Provided—  j  r  .    ^,:,,n  r^f 

( 1st;  That  where  the  nuisance  arises  from  the  want  or  defective  construction  ot 
any  structural  convenience,  or  where  there  is  no  occupier  of  the 
premises,  notice  under  this  section  shall  be  served  on  the  owner : 

Nuisances  Removal  Act,  1855  (Sections  8,  12,  and  13). 
8.  The  word  nuisances  under  this  Act  shall  include- 
Any  premises  in  such  a  state  as  to  be  a  nuisance  or  injurious  to  health 
»«***** 
Proceedings  by  local  authority  before  justices  in  case  of  nuisances  likely 

to  recur,  etc. 

12  In  any  case  where  a  nuisance  is  so  ascertained  by  the  local  authority  to  exist, 
or  where  the  nuisance  in  their  opinion  did  exist  at  the  time  when  the  notice  was  giveri 
and,  although  the  same  may  have  been  since  removed  or  discontinued,  is,  in  their 
opiidon,  likely  to  recur  or  to  be  repeated  on  the  same  premises  or  any  part  thereof, 
they  shall  cause  complaint  thereof  to  be  made  before  a  justice  of  the^peace,  and  such 
justice  shall  thereupon  issue  a  summons  requiring        *  tbe  owner 

or  occupier  of  the  premises  on  which  the  nuisance  arises,  to  appear  before  any  two 
justices  in  petty  sessions  assembled,  at  their^usual  place  of  meeting,  who  shall  proceed 
to  inquire  into  the  said  complaint 

■J  2  •  *  •  ♦  *    and  if  the  nuisance  proved  to  exist 

be  such  as  to  render  a  house  or  building,  in  the  judgment  of  the  justices,  unfit  for 
human  habitation,  they  may  prohibit  the  using  thereof  for  that  purpose  until  it  is 
rendered  fit  for  that  purpose  in  the  judgment  of  the  justices,  and  on  their  being 
satisfied  that  it  has  been  rendered  fit  for  such  purpose,  they  may  determine  their 
previous  order  by  another  declaring  such  house  habitable,  from  the  date  ot  which 
other  order  such  house  may  be  let  or  inhabited. 

ELSEWHERE  THAN  LONDON. 

Public  Health  Act,  1875  (Sections  91,  94,  95,  and  97). 
38  and  39  Vict.  c.  55. 
Local  authority  to  serve  notice  requiring  abatement  of  nuisance. 

91.  For  the  purposes  of  this  Act — 

(i)  Any  premises  in  such  a  state  as  to  be  a  nuisance  or  injurious  to  health 
*'■«  *  *  ♦  *  *  *  * 

shall  be  deemed  to  be  nuisances  liable  to  be  dealt  with  summarily  in 
manner  provided  by  this  Act. 

94.  *  *  *  «  *  -  • 

♦  *  the  local  authority  shall     »  »  *  '  * 

jf  *  -It  *  +■  * 

serve  a  notice 

«  »♦*•'*  on  the  owner  or 

occupier  of  the  premises  on  which  the  nuisance  arises,  requiring  him  to  abate  the 
same  within  a  time  to  be  specified  in  the  notice,  and  to  execute  such  works  and  do 
such  things  as  may  be  necessary  for  that  purpose  :    Provided — 

(ist)  That  where  the  nuisance  arises  from  the  want  or  defective  construction 
of  any  structural  convenience,  or  where  there  is  no  occupier  of  the 
premises,  notice  under  this  section  shall  be  served  on  the  owner : 
,«»»**  «•» 

On  non-compliance  with  notice,  complaint  to  be  made  to  justice. 

95.  If  the  person  on  whom  a  notice  to  abate  a  nuisance  has  been  served  makes 
default  in  complying  with  any  of  the  requisitions  thereof  within  the  time  specified,  or 
if  the  nuisance,  although  abated  since  the  service  of  the  notice,  is,  in  the  opinion  of 
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the  local  authority,  likely  to  recur  on  the  same  premises,  the  local  authority  shall  cause 
a  complaint  relating  to  such  nuisance  to  he  made  before  a  justice,  and  such  justice 
shall  thereupon  issue  a  summons  requiring  the  person  on  whom  the  notice  was  served 
to  appear  before  a  court  of  summary  jurisdiction. 

Order  of  prohibition  in  case  of  house  unfit  for  human  habitation. 

.  97-  Where  the  nuisance  proved  to  exist  is  such  as  lo  render  a  house  or  building, 
in  the  judgment  of  the  court,  unfit  for  human  habitation,  the  court  may  prohibit  the 
using  thereof  for  that  purpose  until,  in  its  judgment,  the  house  or  building  is  rendered 
fit  for  that  purpose ;  and  on  the  court  being  satisfied  that  it  has  been  rendered  fit  for 
Uiat  purpose,  the  court  may  determine  its  previous  order  by  another,  declaring  the 
house  or  buildmg  habitable,  and  from  the  date  thereof  such  house  or  building  may  be 
let  or  mhabited. 


SCOTLAND. 

Public  Health  (Scotland)  Act,  1867  (Sections  16,  18,  and  19). 
30  and  31  Vict.  c.  loi. 
16.  The  word  "  nuisance  "  under  this  Act  shall  include— 

{a)  Any  insuflSciency  of  size,  defect  of  structure,  defect  of  ventilation,  want  of 
repair  or  proper  drainage,  or  suitable  watercloset,  or  privy  accommoda- 
tion or  cesspool,  and  any  other  matter  or  curcumstance  rendering  any 
inhabited  house,  building,  premises,  or  part  thereof,  injurious  to  the 
health  of  the  inmates  or  unfit  for  human  habitation  or  use — 

•  ***«* 

Proceedings  by  local  authority  when  nuisances-  are  ascertained  to  exist 

18.  In  any  case  where  the  existence  of  a  nuisance  is  ascertained  to  their 
satisfaction  by  tie  local  authority,  ******* 
and,  although  the  same  may  have  been  since  removed  or  discontinued,  is,  in  their 
opinion,  likely  to  recur  or  to  be  repeated,  they  may  apply  to  the  sheriff  or  to  any 
magistrate  or  justice,  by  summary  petition  in  manner  hereinafter  directed,  and  if  it 
appear  to  his  satisfaction  that  the  nuisance  exists,  or,  if  removed  or  discontinued  since 
the  demand  of  admission  was  made  or  the  certificate  was  given,  that  it  is  likely  to 
recur  or  to  be  repeated,  he  shall  decern  for  the  removal  or  remedy  or  discontinuance 
or  interdict  of  the  nuisance.  ***** 

19.  *  *  *  *  and  if  the  nuisance  proved  to  exist  be 
such  as  to  render  a  house  or  building  unfit  for  human  habitation,  het  may  prohibit  the 
using  thereof  for  that  purpose  until  it  is  rendered  fit  for  that  purpose,  or  do  otherwise 
as  the  case  may  in  his  judgment  require. 

t  i.e.,  the  sheriff,  magistrate,  or  justice. 


IRELAND. 
41  and  42  Vict.  c.  52. 
Public  Health  (Ireland)  Act,  1878  (Sections  107,  110,  111,  and  113). 
107.  For  the  purposes  of  this  Act — 

(i)  Any  premises  in  such  a  state  as  to  be  a  nuisance  or  injurious  to  health 
*  *  *    shall  be  deemed  to  be  nuisances  liable  to  be 

dealt  with  summarily  in  manner  provided  by  this  Act. 

Sanitary  anthority  to  serve  notice  requiring  abatement  of  nuisance. 

110.   *  *  »  the  sanitary  authority  shall  »  »  • 

serve  a  notice  *  *  *         on  the  owner  or  occupier  of  the  premises 

on  which  the  nuisance  arises,  requiring  him  to  abate  the  same  within  a  time  to  l>e 
specified  in  the  notice,  and  to  execute  such  works  and  do  such  things  as  may  be 
necessary  for  that  purp(;se  :    Provided — 
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(1st  That  where  the  nuisance  arises  from  the  want  or  defective  constmctbn  of 

any  structural  convenience,  or  where  there  is  no  occupier  of  the  premises, 

notice  under  this  section  shall  be  served  on  the  owner : 

*  *  * 

♦  ♦  *  * 

On  non-compliance  with  notice,  complaint  to  be  made  to  justice. 

Ul.  If  the  person  on  whom  a  notice  to  abate  a  nuisance  has  been  served  makes 
a  defeult  in  complyin-  with  any  of  the  requisitions  thereof  within  the  time  specified, 
Sr  f  tSe  nuisrcf  ;i?5iough  abated  since'the  service  of  the  not  ce,  -.-jje  opinion 
of  the  sanitary  authority,  likely  to  recur  on  the  same  premises  the  san  tary  authority 
shall  cause  a  complaint  relating  to  such  nuisance  to  be  made  before  a  Justice  and  such 
justice  shall  thereupon  issue  a  summons  requiring  the  person  on  whom  the  notice  was 
served  to  appear  before  a  court  of  summary  jurisdiction. 

Order  of  prohibition  in  case  of  house  unfit  for  human  habitation. 

113.  Where  the  nuisance  proved  to  exist  is  such  as  to  render  a  house  or  building, 
in  the  judgment  of  the  court,  unfit  for  human  habitation,  the  court  may  prohibit  the 
using  thereof  for  that  purpose  until,  in  its  judgment,  the  house  or  building  is  rendered 
fit  for  that  purpose  ;  ind  on  the  court  being  satisfied  that  it  has  been  rendered  fit  foi 
that  purpose,  the  court  may  determine  its  previous  order  by  another,  declaring  the 
house  or  building  habitable,  and  from  the  date  thereof  such  house  or  building  may 
be  let  .or  inhabited. 


FOURTH  SCHEDULE. 
Section  32. 

FORMS. 


Form  A. 


FORM  OF  NOTICE  REQUIRING  PREMISES  TO  BE  MADE  HT  FOR 

HABITATION. 

To  [Jerson  causing  the  premises  to  be  unfit  for  habitation,  or  owner  or  occupier  of 
the  premises,  as  the  case  may  be\ 

Take  notice  that  under  the  provisions  of  the  Public  Health  Act,  1875,  and  the 
Housing  of  the  Working  Classes  Act,  1890,  the  {describe  the  local  authority},  being 
satisfied  that  the  following  premises,  that  is  to  say,  {describe  premises  or  place  where 
the  nuisance  exists'],  are  in  a  state  so  dangerous  or  injurious  to  health  as  to  be  unfit 
for  human  habitation,  do  hereby  require  you  within  . 
from  the  service  of  this  notice  to  make  the  said  premises  fit  for  human  habitation. 

If  vou  make  default  in  complying  with  the  requisitions  of  this  notice,  proceedings 
will  be 'taken  before  a  court  of  summary  jurisdiction  for  prohibiting  the  use  of  the 
premises  for  human  habitation. 

Dated  this  day  of  18  . 

Signature  of  officer  ^ 
of  local  authority  j 


Form  B. 


FORM  OF  SUMMONS  FOR  CLOSING  ORDER. 

To  the  owner  or  occupier  of  [describe  premises],  situate  at  [insert  such  a  descrifiim 
MS  viay  be  sufficient  to  identify  the  premises]. 


County  of  (or  borough'!  '^'^'^  lequiied  to  appear  before  [describe  the  court  of 

of  ,<»- district  I  su?nmary  jurisdiction]  at  the  petty  sessions  [or  court]  h( Men 

of  oras  tJief  al  on  the  day  of  next 

case  may  be\  to  wit         „^        n  .     .  "'^^  iicxi, 

J   at  the  hour  of  in  the  noon, 

to  answer  the  complaint  this  day  made  to  me  by 

that  the  premises  above  mentioned  are  used  as  a  dwelling  house  and  are  in  a  state  so 
dangerous  or  injurious  to  health  as  to  be  unfit  for  human  habitation. 

Given  under  my  hand  and  seal  this  day  of  i8 


Form  C. 

FORM  OF  CLOSING  ORDER. 

To  the  owner  [or  occupier]  of  [describe  the  premises]  situated  [give  such  description 
as  may  be  sufficient  to  identify  the  premises]. 

County  of  "\   WHEREAS  on  the  day  of 

\pr  borough,  etc.,  of^^  I        complaint  was  made  before  ,  Esquire] 

district  of  |  Her  Majesty's  justices  of  the  peace  acting  in  and 

or  as  the  case  may  he\]        for  the  county  [or  other  jurisdiction]  stated  in  the  margin, 

[or  as  the  case  may  be]  by  ,  that  certain  premises  situated  at 

in  the  district  under  the  Public  Health  Act,  1875,  of 

[describe  the  local  authority],  were  in  a  state  so  dangerous  or  injurious  to  health  as  to 

be  unfit  for  human  habitation  : 

And  whereas  ,  the  owner  [or  occupier]  within  the 

meaning  of  the  said  Public  Health  Act,  1875,  hath  this  day  appeared  before  us 
[{or  me)  describing  the  court],  to  answer  the  matter  of  the  said  complaint  [or  in  case 
the  party  charged  do  not  appear,  say,]  and  whereas  it  hath  been  this  day  proved  to  our 
[or  my]  satisfaction  that  a  true  copy  of  a  summons  requiring  the  owner  [or  occupier] 
of  the  said  premises  [or  the  said  A.  £.]  to  appear  this  day  before  us  [^p;-  me] 

hath  been  duly  served  according  to  the  said  Act  and  the  Housing  of  the 
Working  Classes  Act,  1890  : 

Now  on  proof  here  had  before  us  ^or  me]  that  the  said  premises  are  in  a  state  so 
dangerous  or  injurious  to  health  as  to  be  unfit  for  human  habitation,  we  [or  I],  in 
pursuance  of  the  said  Acts,  do  prohibit  the  using  of  the  premises  for  the  purpose  of 
human  habitation  until  in  our  [or  my]  judgment  they  are  rendered  fit  for  that  purpose. 

Given  under  the  hands  and  seals  of  us  [or  the  hand  and  seal  of  me,  describing 
the  court]  this  day  of  18  . 

J.S.  (L.S.) 

J.F.  (L.S.) 

FIFTH  SCHEDULE. 

Section  36. 

Form  marked  A. 

THE  HOUSING  OF  THE  WORKING  CLASSES  ACT,  1890. 

County  of 
Parish  of 
No. 

CHARGING  ORDER. 

The  [insert  description  of  local  authority],  being  the  local  authority  under  the 
-above-mentioned  Act,  do,  by  this  Order,  under  their  hands  and  seals,  charge  the 
inheritance  or  fee  of  the  premises  mentioned  in  the  schedule  hereto  with  the  payment 
to  of  the  sum  of  pounds  payable  yearly 

on  the  day  of  for  the  term  of  years, 

and  being  in  connsideration  of  an  expenditure  of  pounds  incurred 

by  him  in  respect  of  the  said  premises. 
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Form  marked  B. 
Section  37. 

FORM  OF  ASSIGNMENT  OF  CHARGE.      TO  BE  ENDORSED  ON  CHAROINa 

ORDER. 

Dated  the  day  of 

I,  the  within-named  [insert  description  of  premises  charged'l,  in  pursuance  of  the 
Housing  of  the  Working  Cla-^ses  Act,  1890,  and  in  consideration  of 
pounds  this  day  paid  to  me,  hereby  asssign  to  the  within-mentioned  charge. 

(Signed) 

SIXTH  SCHEDULE. 

Section  62. 

BYELAWS  TO  BE  MADE  IN  ALL  CASES  (EXCEPT  WHERE  A  LODGINQ 
HOUSE  IS  USED  AS  A  SEPARATE  DWELLING). 

For  securing  that  the  lodging  houses  shall  be  under  the  management  and  control 
of  the  officers,  servants,  or  others  appointed  or  employed  in  that  behalf  by  the  local 
authority. 

For  securing  the  due  separation  at  night  of  men  and  boys  over  eight  years  old 
hom  women  and  girls. 

For  preventing  damage,  disturbance,  interruption,  and  indecent  and  offensive 
language  and  behaviour  and  nuisances. 

For  determining  the  duties  of  the  officers,  servants,  and  others  appointed  by  the 
local  authority. 

SEVENTH  SCHEDULE. 
Section  102. 


ENACTMENTS  REPEALED. 


Session  and  Chapter. 

Short  Title. 

Extent  of 
Repeal. 

14  and  15  Vict.  c. 

34 

The  Labouring  Classes  Lodging 
Houses  Act,  1851. 

The  whole  Act. 

18  and  19  Vict.  c. 

88 

The  Dwelling  Houses  (Scotland) 
Act,  1855. 

The  whole  Act. 

29  and  30  Vict.  c. 

28 

The  Labouring  Classes  Dwelling 
Houses  Act,  i855. 

The  whole  Act 

29  and  30  Vict.  c. 

44 

The  Labouring  Classes  Lods^iiig 
Houses  and  D-»ellin^s  Act 
(Ireland),  1866. 

The  whole  Act. 

30  and  31  Vict.  c. 

28 

The  Labouring  Classes  Dwelling 
Houses  Act,  1867. 

The  whole  Act 

31  and  32  Vict.  c. 

130  - 

The  Artizans  and  Labourers  Dwel- 
lings Act,  1S68. 

The  whole  Act 
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Session  and  Chapter. 

Short  Title. 

Extent  of 
Repkal. 

38  and  39  Vict.  c.  36 

The  Artizans  and  Labourers  Dwel- 
lings Improvement  Act,  1875. 

The  whole  Act. 

38  and  39  Vict,  c  49 

The  Artizans  and  Labourers  Dwel- 
lings  Improvement  (Scotland) 
Act,  1875. 

The  whole  Act. 

42  and  43  Vict.  c.  63 

The  Artizans  and  Labourers  Dwel- 
lings Improvement  Act,  1879. 

The  whole  Act 

42  and  43  Vict.  c.  64 

The  Artizans  and  Labourers  Dwel- 
lings Act  (1868)  Amendment 
Act,  1879. 

The  whole  Act. 

42  and  43  Vict.  c.  77 

The  Public  Works  Loans  Act, 
1879. 

Section  6. 

43  Vict.  c.  2 

The  Artizans  and  Labourers  Dwel- 
lings Improvement  (Scotland) 
Act,  1880.  1 

The  whole  Act. 

43  Vict.  c.  8 

An  Act  to  explain  and  amend  the 
22nd  secdon  of  the  Artizans 
and  Labourers  Dwellings  Act 
(1868)  Amendment  Act,  1879. 

The  whole  Act 

45  and  46  Vict,  c  54 

The  Artizans  Dwellings  Act,  1882. 

The  whole  Act. 

48  and  49  Vict.  c.  72 

The  Housing  of  the  Working 
Classes,  Act,  1885. 

The  whole  Act  ex- 
cept sections  3 
and  7  10  9>  and 
except  section 
10  so  far  as  it 
relates  to  b)-e- 
laws  authorised 
by  those  sec- 
tions. 

HOUSING  OF  THE  WORKING  CLASSES  ACT,  1885. 

This  Act  is  repealed  with  the  exception  of  sec.  3,  which  is  local  and  personal, 
and  sees.  7  to  9,  of  which  the  most  important  and  remarkable,  sec.  7,  is  worth 
quoting  in  full.    It  is  as  follows  : — 

"  It  shall  be  the  duty  of  every  local  authority  entrusted  with  the  execution  of 
the  laws  relating  to  public  health  and  local  government  to  put  in  force  from  time  to 
time  as  occasion  may  arise,  the  powers  with  which  they  are  invested  so  as  to  secure 
the  proper  sanitary  condition  of  all  premises  within  the  area  under  the  control  of  such 
authority." 

Sec.  8  and  10  deal  with  byelaws. 

Sec.  8  modifies  sec.  90  of  the  Public  Health  Act,  1875,  by  empowering  every 
local  auihority  to  make  the  byelaws  specified  in  the  said  sec.  90  without  requiring  any 
declaration  by  the  Local  Government  Board. 

Sec.  9  provides  that  tents,  vans,  sheds,  or  similar  structures  held  for  human 
habitation  shall  not  be  overcrowded  or  in  such  a  state  as  to  be  a  nuisance  or  injurious 
to  health,  and  empowers  the  making  of  byelaws  for  securing  inspection  and  proper 
sanitation  of  all  such  dwellings. 
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HOUSING  OF  THE  WORKING  CLASSES  ACT.  1900. 


CHAPTER  59. 


An  Act  to  amend  Part  III  of  the  Housing  of  the  Working  Classes 
Act,  1890.  [8th  August,  1900]. 


B 


E  it  enacted  by  the  Queen's  most  Excellent  Majesty,  by  and  with  the  advice  and 
consent  ot  the  Lords  Spiritual  and  Temporal,  and  Commons,  in  this  present 
Parliament  assembled,  and  by  the  authority  of  the  same,  as  follows  :— 


Urban  councils  may  buy  land  and  build  houses  outside  their  district. 

1  Where  any  council,  other  than  a  rural  district  council,  have  adopted  Part  III 
of  the  Housing  of  the  Working  Classes  Act,  1 890  (in  this  Act  referred  to  as  the 
principal  Act"),  they  may,  for  supplying  the  needs  of  their  district  establish  or 
acquire  lodging  houses  for  the  working  classes  under  that  Part  outside  their  distnct. 

How  rural  district  councils  may  adopt  Part  III. 

2  _(i)  The  council  of  any  rural  district  may,  with  the  consent  of  the  county 
council,  adopt  Part  III  of  the  principal  Act,  either  for  the  whole  of  their  district  or 
for  any  contributory  place  or  places  therein. 

(2)  In  giving  or  withholding  their  consent  under  this  section,  the  county  council 
shall  have  regard — 

(a)  to  the  area  for  which  it  is  proposed  to  adopt  the  said  Part ; 
and  (6)  to  the  necessity  for  accommodation  for  the  housing  of  the  working  classes 
in  that  area  ; 

and  (<•)  to  the  probability  of  such  accommodation  being  provided  without  the 

adoption  of  the  said  Part ; 
and  (d)  to  the  liability  which  will  be  incurred  by  the  rates,  and  to  the  question 

whether  it  is,  under  all  the  circumstances,  prudent  for  the  district 

council  to  adopt  the  said  Part. 

(3)  The  principal  Act  is  hereby  repealed  to  the  extent  mentioned  in  the  third 
column  of  the  schedule  to  this  Act. 

or E.—Frevtous  to  the  passing  of  this  Act,  a  very  complicated  procedure  was 
prescribed  by  the  proviso  to  sec.  ^4  and  by  sec.  £5.  Consequentially  on  the  repeal  of 
sec.  35,  certain  parts  of  sec.  65  dealing  with  the  mode  of  defraying  expetises  under 
Part  III  are  repealed\ 

[Note.  — 7',4£  expenses  will  continue  to  be  "special"  unless  the  cotmty  council,  on 
the  request  of  the  rural  district  couticil,  declare  them  to  be  general^. 

How  Metropolitan  boroughs  may  raise  money  for  schemes  under  Part  III. 

3.— (i)  Any  expenses  incurred  by  the  council  of  a  metropolitan  borough  under 
Part  III  of  the  principal  Act,  whether  within  or  without  the  borough,  shall  be 
defrayed  as  part  of  the  ordinary  expenses  of  the  council,  and  in  that  Act  the 
expressions  "district,"  "  local  authority,"  and  "  local  rate  "  shall,  for  the  purposes 
of  Part  III  of  the  Act,  include  a  metropolitan  borough,  the  council  of  the  borough, 
and  the  general  rate  of  the  borough. 
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A  .  the  council  of  a  metropolitan  borough  adopt  Part  III  of  the  principal 

Act,  the  power  of  the  council  to  borrow  for  the  purp.,ses  of  that  Part  shall  be 
exercisable  in  the  like  manner  and  subject  to  the  like  conditions  as  the  power  of  the 
council  to  borrow  for  the  purooscs  of  Part  II  of  that  Act. 

[Under  Part  II  these  boroughs  will  borrow  underthe  provisions  of  sees.  183.101  of 
the  Metropolis  Managemetit  Act,  1835;  if  they  borrow  from  the  county  council,  this 
body  can,  under  the  present  Money  Act,  lend  for  sixty  years  if  they  get  the  assent  of  t/ie 
Ireasury  for  the  loan  in  (/uestion]. 

Accounts  under  the  various  parts  of  the  Act  may  be  kept  together. 

4.  Where  land  acquired  by  a  council  under  Part  III  of  the  principal  Act  is 
appropriated  for  the  purpose  of  re-housing  persons  displaced  by  the  council  under  the 
powers  of  any  other  Part  of  that  Act  or  of  any  other  enactment,  the  receipts  and 
expenditure  in  respect  of  that  land  (including  all.  costs  in  respect  of  the  acquisition 
and  laying  out  of  the  land),  and  of  any  buildings  erected  thereon,  may  be  treated  as 
receipts  and  expenditure  under  that  Part  or  enactment,  but  shall  be  accounted  for 
under  a  separate  head. 

[Note.— modifies  sec.  80  of  the  Act  of  i8go,  which  requirtd  separate 
accounts  to  be  kept  for  each  part  of  the  Act]. 

Power  to  lease  land  acquired  under  Part  III. 

5.  — (i)  The  local  authority,  if  not  a  rural  district  council,  with  the  consent  of 
the  Local  Government  Board,  and  if  a  rural  district  council  with  the  consent  of  the 
county  council,  may  lease  any  land  acquired  by  them  under  and  for  the  purpos^^s  of 
Part  III  of  the  principal  Act  to  any  lessee  for'the  purpose  and  under  the  condition 
that  the  lessee  will  carry  the  Act  into  execution  by  building  and  maintaining  on  the 
land  lodging  houses  within  the  meaning  of  the  Act ;  and  the  local  authority  shall 
insert  in  every  lease  all  necessary  provisions  for  insuring  the  user  of  the  land  and 
buildings  for  lodging  houses  within  the  meaning  of  the  Act,  and  in  particular  the 
local  authority  shall  insert  in  any  lease  provisions 

(1)  binding  the  lessee  to  build  on  the  land  as  in  the  lease  prescribed,  and  to 
maintain  and  repair  the  buildings, 

and  (2)  securing  the  use  of  the  buildings  exclusively  as  lodging  houses  within  the 
meaning  of  the  Act, 

and  (3)  prohibiting  any  addition  to  or  alteration  of  the  character  of  the  buildings 
without  the  consent  of  the  local  authority  ;  and  also  a  provision  for 

(4)  the  re-entry  of  the  local  authority  on  the  land  on  the  breach  of  any  of  the 
terms  of  the  lease  j 

and  every  deed  or  instrument  of  demise  of  the  land  or  buildings  shall  be  endorsed 
with  notice  of  this  sub-section. 

Provided  that  in  the  case  of  a  council  in  London,  the  consent  of  a  Secretary  of 
State  shall  be  substituted  for  the  consent  of  the  Local  Government  Board. 

(2)  Sections  61  and  62  of  the  principal  Act  shall  not  extend  to  any  lodging  house 
to  which  this  section  applies. 

[Note.  — Sections  61  and  62  vest  in  the  local  authority  tJie  management  of  lodging 
houses  established  under  Part  HI,  together  with  byelaws  and  regulations  for  the  same\. 

Power  of  a  parish  council  to  set  Part  III  in  motion,  and  appeal  to 

county  council. 

6.  The  council  of  any  administrative  county,  if  a  parish  council,  shall  resolve 
that  a  rural  district  council  ought  to  have  taken  steps  for  the  adoption  of  Part  III  of 
the  principal  Act,  or  to  have  exercised  their  powers  under  that  Part,  and  have  failed 
to  do  so,  may,  if  satisfied  after  due  inquiry  that  the  district  council  have  so  failed, 
resolve  that  the  powers  of  the  district  council  for  the  purposes  of  that  Part  shall  be 
transferred  to  the  county  council  with  respect  to  the  parish,  and  they  shall  be 
transferred  accordingly,  and  the  resolution  shall,  if  necessary,  have  effect  as  an  adoption 
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^  Pari  III,  th,,  ^iU  be  liaile  to  h„v,  tluse  fower,  transferred  u  the  emnty 
councir\. 

How  the  price  of  land  acquired  compulsorily  is  to  be  determined. 

7    Where  land  is  acquired  under  Part  III  of  the  principal  Act  otherwise  than 

by  al^eere"  rny'quest^on  as  to  the  amount  --^^-^^StZrtt.^^^^^ 
shalLin  default  of  aL^reement,  be  ,ietermmed  by  a  smgle  arbitrator  to  be  appomtea 
Mid  removable  by  the  Local  Government  Board,  and  sub-sections  (5),  (7),  (»), 
ffol  and  (n)  of  section  41  of  the  Act  shall  apply  as  in  the  case  of  an  arbitration 
Lnd^rThat  sectl  ProvJled  that  in  the  case  of  a  council  in  London,  a  Secretary  of 
Stale  shall  be  substiiuted  for  the  Local  Government  Board.  ^  . 

[Note  -Under  previous  Acts  the  compensation  has  been  settled  by  a  jury ,  or  oy 
arbitrators,  or  an  umpire  appointed  under  the  Lands  Clauses  Acts]. 

o  This  Act  may  be  cited  as  the  Housing  of  the  Working  Classes  Act,  1900, 

and  ?he  Housing  ofthe  Working  Clashes  Acts,  1890  to  1894,  and  this  Act  may  be 
cited  together  as  the  Housing  of  the  Working  Classes  Acts,  1890  to  1900. 

(2)  This  Act  shall  not  extend  to  Scotland  or  Ireland. 


HOUSING  ACT,  1890. 


Local  Government  Board  Forms  and  Circulars,  etc. 

Forms  of  Notices  and  Advertisements  under  Section  27,  Housing  of 
the  Working  Classes  Act,  1890,  for  Schemes  under  Part  I. 

I. 

FORM  OF  ADVERTISEMENT. 

{County  of  London  1       //^^  i^ase 

or  J    ;nay  be, 

the  Urban  Sanitary  District  of  '.  

Housing  of  the  Working  Classes  Act,  1890  (53  and  54  Vict.  c.  70). 

Advertisement  of  an  Improvement  Scheme. 

Notice  is  hereby  given  that  the  .    ^     ,    ^      .     r  t  j 

As  the  \  London  County  Council,  being  the  local  authority  for  the  County  of  London 

case     [or  the  council  being  the  sanitary 

may  be.  )  authority  for  the  Urban  Sanitary  District  of  •  ••  

have,  in  pursuance  of  the  Housing  of  the  Working  Classes  Act,  1890,  made  a  scheme 
for  the  improvement  of  the  area  or  areas  the  limits  of  which  are  stated  in  the  bchedule 

hereunder,  and  which  contains  or  contain  by  estimation  

A  copy  of  the  said  scheme,  accompanied  by  maps  distinguishing  the  lands 
pfoposed  to  be  taken  compulsorily,  and  by  particulars  and  estimates,  has  been 

deposited  at  ,  and  may  be  seen  at  all  reasonable  hours. 

[Note.— The  place  must  be  within  the  area  or  in  the  vicinity  thereof  (sec.  7)]. 
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Schedule. 

The  area  to  which  the  scheme  relates  is  bounded  as  follows— 

On  the  north  by  ;  on  the  south  by  ; 

on  the  east  by  ;  on  the  west  by  ;  [or,  the 

area  to  which  the  scheme  relates  is  bounded  by  a  line  commencing  {set  mit  the  entire 
linear  boimdary) ;  or  the  area  to  which  the  scheme  relates  consists  of  the  following 


Streets  and  other  places,  or  parts  thereof] 
(Signed) 


Dated 


day  of 


(Clerk  to  the  London  County  Council, 
or  Town  Clerk,  or  Clerk  to  the  
\as  the  case  may  be\. 


II. 

FORM  OF  NOTICE  TO  OWNERS  AND  LESSEES. 


County  of  London 
or 


As  the  case 

v->i  5-  , 

the  Urban  Sanitary  District  of  J  ^°-y 

Housing  of  the  Working  Classes  Act,  1890  (53  and  54  Vict.  cap.  70). 

Notice  to  owner  or  reputed  owner  or  lessee  or  reputed  lessee  of  intention  to  take 
lands  compulsorily  tmder  an  improvement  scheme. 
To 

Take  notice  that  a  petition  is  about  to  be  presented  by 

(The  London  County  Council  being  the  local  authority  for  the 
County  of  London 
the  Council  being  the  Sanitary  Authority  for 
the  Urban  Sanitary  District  of  

to  the  (Secretary  of  State  or  the  Local  Government  Board),  in  pursuance  of  the 
Housing  of  the  Working  Classes  Act,  1890,  praying  that  an  order  may  be  made 
confirming  an  improvement  scheme  whereby  it  is  proposed  to  take  compulsorily  the 
lands  described  in  the  Schedule  hereunder,  in  which  lands  you  are  believed  to  be 
interested  as  owner  or  reputed  owner  or  lessee  or  reputed  lessee. 

You  are  therefore  hereby  required  to  return  to  me  on  or  before  the  

day  of  next,  an  answer  in  writing  whether  you  dissent  or  not  in  respect 

of  the  taking  of  the  lands  described  in  the  said  Schedule. 

A  copy  of  the  said  scheme,  accompanied  by  maps  distinguishing  the  lands  proposed 
to  be  taken  compulsorily,  and  by  particulars  and  estimates,  has  been  deposited  at 

 ,  and  may  be  seen  at  all  reasonable  hours. 

[  The  place  of  deposit  must  be  within  the  area  or  in  the  vicinity  thereof  \ 

Schedule  referred  to  in  the  foregoing  notice — 


Name  of  Street, 
Court,  Alley,  or 
other  place. 

Description  of 
Lands*  proposed 
to  be  taken. 

Owner  or 
Reputed 
Owner. 

Lessee  or 
Reputed 
Lessee. 

Occupier. 

*  "Lands"  includes  messuages,  tenements,  hereditaments,  houses,  and  buildings 
of  any  tenure,  and  any  right  over  land. 

(Signed)  (  Clerk  to  the  London  County  Council, 

-!  or  Town  Clerk,  or  Clerk  to  the  

[[aj  the  case  may  be\. 

Dated  day  of 
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III. 

FORM  OF  NOTICE  TO  OCCUPIERS. 

} County  of  London 
or 
the  Urban  Sanitary  District  of  •  

Housing  of  the  Working  Classes  Act,  1890  (53  and  54  Vict.  c.  70). 

Notice  to  occupier  or  occzipiers  (not  being  owners  or  reputed  owners  or  lessees  or 
reputed  lessees)  of  an  intention  to  take  lands  compulsorily  under  an  Improvement 
Scheme. 

To  the  occupier  of  ,   j  ,    v  j 

[or  to  the  occupier  or  occupiers  of  the  house]  which  on  the  schedule  hereunder  13 
described  as  the  lands  proposed  to  be  taken. 

Take  notice  that  a  petition  is  about  to  be  presented  by 

r       The  London  County  Council,  being  the  local  authority  for  the 

County  of  London 
or 

the  Council,  being  the  Sanitary  Authority 

for  the  Urban  Sanitary  District  of   ....... 

to  the  (Secretary  of  State,  or)  Local  Government  Board  in  pursuance  of  the  Housing 
of  the  Working  Classes  Act,  1890,  praying  that  an  order  may  be  made  confirmmg  an 
improvement  scheme,  whereby  it  is  proposed  to  take  compulsorily  the  lands  described 
in  the  Schedule  hereunder. 

A  copy  of  the  said  scheme,  accompanied  by  maps  distinguishing  the  lands  pro- 
posed to  be  taken  compulsorily  and  by  particulars  and  estimate,  has  been  deposited  at 
 and  may  be  seen  at  all  reasonable  times. 

Schedule  referred  to  in  the  foregoing  notice  : — 


As  the  case 
may  be 


Name  of  Court,  Alley,  or  other 
place. 

 — =» 

Description  of  Lands*  proposed  to  be  taken. 

of  any  tenure,  and  any  right  over  land. 

(Signed) 


C  Clerk  to  the  London  County  Council, 

\  or  Town  Clerk,  or  Clerk  to  the   

y\as  the  case  may  be\. 


LOCAL  GOVERNMENT  BOARD  CIRCULAR  TO  URBAN  DISTRICT  COUNCILS 
ON  APPLICATION  FOR  PROVISIONAL  ORDERS. 

A  circular,  dated  August  28th,  1897,  gives  the  following  iliiections  with  regard 
to  applications  for  Provisional  Orders  under  the  Public  Health  Act,  1875,  and  the 
Housing  of  the  Working  Classes  Act,  1890  : — 

(1)  Application  must  be  made  by  a  petition  of  the  local  authority  under  seal 
giving  necessary  statutory  particulars. 

(2)  Must  be  presented  by  the  31st  October  if  advertised  in  September ;  by  the 
30lh  November  if  advertised  in  October  ;  and  by  the  21st  December  if 
advertised  in  November. 

(3)  The  three  weeks  for  advertising  the  scheme  should  all  be  in  the  same 
calendar  month. 
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(4)  The  petition  should  lie  accompanied  by — 

(a)  Copy  of  the  official  represeniation  (sec.  4). 
(6)  Two  copies  of  the  improvement  scheme. 

(c)  Two  copies  of  the  estimate  of  the  cost. 

(d)  Particulars  of  the  scheme,  giving — 

The  average  of  the  area. 

The  number  of  persons  of  the  working  classes  who  will  be  displaced. 

The  number  for  whom  and  the  places  at  which  dwelling  accommo- 
dation is  to  be  provided. 

Where  the  new  accommodation  is  not  within  the  limits  of  ihe  area, 
the  reasons  for  this  must  be  stated,  and  the  distance  by  the 
nearest  public  thoroughfare  must  be  given. 

The  particulars  should  also  show,  as  far  as  practicable,  in  what  way 
the  various  lands  may  be  dealt  with,  so  as  to  carry  out  the 
purposes  of  the  Act  and  the  proposed  scheme. 

(e)  Particulars  should  also  be  given  showing  by  reference  to  the  numbers 
of  the  properties  on  the  maps. 

(1)  The  area  included  in  the  representation. 

(2)  Any  lands  excluded  or  included  by  the  local  authority  under 
sec.  6  (i)  (a),  and  the  reasons  therefor. 

(3)  Any  lands  included  for  widening  e.xisting  approaches  or  other- 
wise for  opening  out  the  same  for  purposes  of  ventilation  or 
health. 

(4)  Any  lands  proposed  to  be' taken  compulsorily. 
(/)  Maps  shewing — 

(1)  The  area  included  in  the  official  representation. 

(2)  The  area  included  in  the  improvement  scheme. 

(3)  Any  site  outside  the  area  where  dwelling  accommodation  is  to 
be  provided. 

(4)  The  position  of  each  site  in  relation  to  the  area. 

The  properties  should  be  numbered  consecutively  on  the  maps  so 
as  to  correspond  with  a  book  of  reference,  which  should  be 
forwarded  in  duplicate. 
Each  parcel  of  land  should  be  separately  numbered  with  a  hard  line 
for  the  outside  boundary. 
{g")  A  statutory  declaration  specifying  in  which  way  the  notices  have  been 

served  (sec.  y),  and  signed  by  the  person  who  served  the  notices. 
{k)  A  statutory  declaration  made  by  the  clerk  of  the  local  authority, 
showing  that  all  the  other  requirements  of  sec.  7  have  been  complied 
with.     Copies  of  the  newspaper  advertisements  and  form  of  notice 
served  on  the  owners,  etc.,  should  be  annexed  to  tiis  declaration. 

(5)  Standings  Orders  38  and  39  must  be  complied  with,  care  being  taken  to  fully 
identify  each  house  to  be  taken. 

(6)  The  Board,  after  all  deposits  requiied  by  the  Standing  Order  have  been  made, 
should  immediately  after  the  last  of  the  deposits  required  by  the  Standing 
Orders  have  been  made,  be  furnished  with  an  affidavit  in  proof  that  the 
Standing  Orders  have  been  complied  with. 

(7)  All  statutory  declarations,  affidavits,  etc.,  must  be  sworn  before  a  justice  of 
the  peace  or  a  commissioner  for  oaths,  and  properly  stamped  with  a  2/6  stamp. 

Standing  Order  38  says  that  in  the  case  of  any  Bill  giving  power  to  take 
compulsorily  or  by  agreement  twenty  workmen's  dwellings  in  London,  or  ten  in  the 
rest  of  the  country,  the  promoters  shall  deposit  in  the  Private  Bill  Office,  and  at  the 
office  of  the  central  authority,  a  statement  of  the  number,  description,  and  situation 
or  such  houses,  the  number  of  persons  residing  therein,  and  a  copy  of  the  plan 
relating  thereto. 

Standing  Order  39  provides  that  the  duplicates  of  plans,  sections,  books  of 
reference,  etc.,  should  be  deposited  at  the  Private  Bill  Office  on  or  before  the  30th 
November. 

It  is  particularly  requested  that  all  deposited  papers  relating  to  the  scheme  should 
as  far  as  possible  be  the  usual  foolscap  size,  and  printed  or  lithographed,  so  as  to 
facilitate  examination. 


SUMMARY  OF  MINOR  HOUSING  ACTS, 


HOUSING  OF  THE  WORKING  CLASSES  ACT,  189a 

An  Act  to  remove  certain  doubts  as  to  the  application  of  Part  III  of  the  Homing  of  the 
Working  Classes  Act,  i8go,  to  certain  authorities  in  Ireland. 

Sec.  I  declares  that  for  the  purpose  of  borrowing  under  Part  III,  sera.  237  to 
24^,  and  sec.  246  of  the  Public  Health  (Ireland)  Act,  1878,  and  sec.  83  of  the 
Housing  of  the  Working  Classes  Act,  1890,  apply  and  always  have  applied  to  any 
local  authority  in  Ireland  in  like  manner  as  if  that  purpose  were  specified  in  those 
sections,  and  the  local  rate  were  the  fund  or  rate  there  specified,  and  the  local 
authority  were  a  sanitary  authority,  and  tliat  the  Commissioners  of  Pubhc  Works  in 
Ireland  have,  and  have  always  had  power  to  lend  accordingly,  and  sec.  84  of  the  Act 
of  1890  shall  apply  as  if  the  town  commissioners  were  a  sanitary  and  the  town  a 
district  within  the  meanings  of  the  Act  of  1890. 

Sec.  2  simply  deals  with  the  title  and  construing  of  the  Act. 

HOUSING  OF  THE  WORKING  CLASSES  ACT,  1894. 

An  Act  to  explain  the  provisions  of  Part  II  of  the  Housing  of  the  Working  Classes 
Act,  1890,  with  respect  to  powers  of  borrowing. 

Sec.  I  declares  that  a  local  authority,  authorised  by  an  order  sanctioning  a 
scheme  for  reconstruction  under  Part  II  of  the  Act  of  1890,  may  borrow  under 
sec.  43,  not  only  for  purposes  of  providing  purchase  money  or  compensation,  but 
also  for  carrying  out  a  scheme  for  reconstruction  under  sec.  39. 

[Sees.  43  (provinces )  and  46  (2)  and  (8)  ( London  f\. 

Sec.  2  simply  gives  the  above  title  to  the  Act 

HOUSING  OF  THE  WORKING  CLASSES  (IRELAND) 

ACT,  1896. 

An  Act  to  remove  certain  doubts  with  respect  to  the  Housing  of  the  Working  Classes 
Act,  1890,  so  far  as  it  applies  to  Ireland. 

Sec.  I  declares  that  town  commissioners  in  Ireland,  after  adopting  Part  III, 
shall,  if  not  an  urban  district,  have  the  same  powers  under  Part  III  of  acquiring  land 
and  otherwise  as  any  other  local  authority,  and  shall,  if  necessary,  be  deemed  a  body 
corporate  for  the  purposes  of  the  Act. 

Sec.  59  of  the  Commissioners  Clauses  Act,  1847,  shall  apply  to  any  instrument 
relating  to  such  land. 

Sec.  2  declares  that  the  Forms  in  the  Act  of  1890  may  be  altered  in  Ireland  in 
conformity  with  those  under  the  Petty  Sessions  Act,  1851,  and  need  not  be  used 
under  seal. 

HOUSING  OF  THE  WORKING  CLASSES  ACT,  1890, 
AMENDMENT  (SCOTLAND)  ACT,  1896. 

Sec.  2  declares  that  any  land  acquired  by  a  local  authority  for  the  purposes  of 
the  Artizans'  and  Labourers'  Dwellings  Improvement  (Scotland)  Acts,  1875  to  1880, 
and  still  vested  in  them,  shall  be  deemed  to  be  held  ijy  and  vested  in  them  for  the 
purposes  of  Part  I  and  relative  provisions  of  the  Act  of  1890,  without  tlie  necessity  of 
recording  any  notarial  or  other  instrument. 

Sec.  3  declares  that  in  sec.  96  (2)  of  the  Act  of  1890,  the  words  "  and  any  Acts 
amending  the  same"  shall  be  deemed  to  be  inserted  after  "  1871,"  and  the  words 
"in  the  case  of  a  rural  sanitary  authority"  shall  be  deemed  to  be  inserted  after  the 
words  "provided  that." 
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MUNICIPAL  CORPORATIONS  ACT,  1882. 

[This  Act  only  applies  to  Borough  Councils], 

Sec.^  Ill  of  the  above  Act  provides  that  for  the  purpose  of  providing  sites  for 
workmen's  dwellings  a  corporaiion  may,  with  the  consent  of  the  Local  Government 
Board,  make  grants  or  leases  of  any  parts  of  the  corporate  land  for  999  years  or  any 
shorter  period,  and  may  convert  the  same  into  building  land  by  making  the  necessary 
roads,  drains,  walls,  fences,  and  other  works.  The  corporaiion  may  insert  in  the 
grant  or  lease  provisions  binding  the  grantee  or  lessee  to  build  thereon  as  in  the  grant 
or  lease  prescribed,  and  to  maintain  and  repair  the  building  and  otherwise  safe- 
guarding the  interests  of  the  corporation.  Costs  and  expenses  to  be  paid  out  of  the 
borough  fund  and  borough  rate,  or  from  money  borrowed  with  the  consent  of  the 
Local  Goverement  Board  under  this  Act. 

In  this  section,  the  term  "working  men's  dwellings"  means  buildings  suitable 
for  the  habitation  of  persons  employed  in  manual  labour  and  their  families. 

The  use  of  part  of  a  building  for  purposes  of  retail  trade  or  other  purposes 
approved  by  the  council,  shall  not  prevent  the  building  from  being  deemed  a  dwelling. 

WORKING  CLASS  DWELLINGS  ACT,  1890. 

An  Act  to  facilitate  Gifts  of  Land  for  dwellings  for  the  Working  Classes  in  Populous 
Places. 

Sec.  I  provides  that  gifts  of  land  or  of  personal  estate  to  be  laid  out  in  land  for 
sites  of  workmen's  dwellings  in  any  populous  place  shall  be  exempt  from  the 
restrictions  of  7  and  8  Vict.  c.  97,  sec.  16,  and  also  from  Parts  I  and  II  of  the 
Mortmain  and  Charitable  Uses  Act,  1888.    Provided  as  follows — 

(1)  The  land  assured  by  will  shall  not  exceed  five  acres; 

(2)  The  deed  or  will  must  be  enrolled  in  the  books  of  the  Charity  Comissioners 

within  six  months  of  execution  or  probate  thereof. 
"Populous  place"  shall  mean  London,  any  municipal  borough  or  urban  sanitary 
district,  and  any  other  place  having  a  dense  population  of  an  urban  character. 
Sees.  2  and  3  only  deal  with  the  title  and  application  of  the  Act. 


SMALL  DWELLINGS  ACQUISITION  ACT,  1899t 

CHAPTER  44. 

ARRANGEMENT   OF  SECTIONS. 

SECTION. 

1.  Power  of  local  authority  to  advance  money  to  residents  in  houses  for  the 

purchase  of  houses. 

2.  Procedure  for  obtaining  advance. 

3.  Conditions  affecting  house  purchased  by  means  of  advance. 

4.  Provision  as  to  personal  liability  and  powers  of  proprietor. 

5.  Recovery  of  possession  and  disposal  of  house. 

6.  Procedure  as  to  ordering  sale. 

7.  Suspension  of  condition  as  to  residence. 

8.  List  of  advances. 

9.  Local  authorities  and  rates. 

10.  Residence  and  ownership. 

11.  General  modifications  as  legards  Scotland. 

12.  Local  authorities  and  rates  in  Scotland. 

13.  Preparation  of  titles,  etc.,  in  Scotland. 

14.  Application  of  Aci  to  Ireland. 

15.  Registration  of  title  in  Ireland. 
t6.    Short  title. 

Schedules. 
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SMALL  DWELLINGS  ACQUISITION  ACT,  1899. 


CHAPTER  44. 


An  Act  to  empower  Local  Authorities  to  advance  Money  for  enabling 
Persons  to  acquire  the  Ownership  of  Small  Houses  in  which 
they  reside.  [9th  August,  1899]. 

[NoTE.-r/^^r^  is  no  limitation  to  working  men  ;  any  person  may  borrow  subject 
to  sections  1  and  2]. 

BE  it  enacted  by  the  Queen's  most  Excellent  Majesty,  by  and  with  the  advice  and 
consent  of  the  Lords  Spiritual  and  Temporal,  and  Commons  in  this  present 
Parliament  assembled,  and  by  the  authority  of  the  same,  as  follows  :— 

Amount  that  may  be  advanced  by  local  authority. 

1  -(I)  A  local  authority  for  any  area  may,  subject  to  the  provisions  of  this  Act, 
advance  money  to  a  resident  in  any  house  within  the  area  {Note-Thzs  zs  modified 
by7a  T(aTand  7  ( i )]  for  the  purpose  of  enabling  him  to  acquire  the  ownership 
of  that  house  ;  provided  that  any  advance  shall  not  exceed— 

(a)  four-fifths  of  that  which  in  ihe  opinion  of  the  local  authority  is  the 
market  value  of  the  ownership  ; 
nor  (b)  two  hundred  and  forty  pounds;  or,  in  the  case  of  a  fee  simple  or 
leasehold  of  not  less  tha  1  ninety-nine  years  unexpired  at  the  date  ot 
the  purchase,  three  hundred  pounds  ; 

Limitation  on  value  of  house. 

and  an  advance  shall  not  be  made  for  the  acquisition  of  the  ownership  of  a  house 
where  in  the  opinion  of  the  local  authority  the  market  value  of  the  house  exceeds 
four  hundred  pounds. 

Period  allowed  for  repayment. 

(2)  Every  such  advance  shall  be  repaid  with  interest  within  such  period  not 
exceeding  thirty  years  from  the  date  of  the  advance  as  may  be  agreed  upon. 

Rate  of  interest  to  be  paid. 

The  interest  shall  be  at  such  rate  as  may  be  agreed  upon,  not  exceeding  ten 
shilUngs  above  the  rate  at  which  the  local  authority  can  at  the  time  borrow  from  the 
Public  Works  Loans  Commissioners  the  money  for  the  advance. 

[N.B.— Public  Works  Loans  Commissioners  lend  at  present  at  about  3  J  per 
cent\ 

Method  of  repayment. 

(4)  The  repayment  may  be  made  either  by  equal  instalments  of  principal  or  by 
an  annuity  of  principal  and  interest  combined,  and  all  payments  on  account  of  principal 
or  interest  shall  be  made  either  weekly  or  at  any  periods  not  exceedmg  a  halt-year, 
according  as  may  be  agreed. 

Provision  enabling  paying  off  loan  in  a  lump  sum. 

(5)  The  proprietor  of  a  house  in  respect  of  which  an  advance  has  been  made  may 
at  any  of  the  usual  quarter  days,  after  one  month's  written  notice,  and  on  paying  all 
sums  due  on  account  of  interest,  repay  to  the  local  authority  the  whole  of  the 
outstanding  principal  of  the  advance,  or  any  part  thereof  being  ten  pounds  or  a 
multiple  of  ten  pounds,  and  where  the  repayment  is  made  by  an  annuity  of  principal 
and  interest  combined,  the  amount  so  outstanding  and  the  amount  by  which  the 
annuity  will  be  reduced  where  a  part  of  the  advance  is  paid  off,  shall  be  deternnned 
by  a  table  annexed  to  the  instrument  securing  the  repayment  of  the  advance. 

01 
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Five  preliminary  conditions  to  be  satisfied  by  borrowers, 

2.  Before  making  an  advance  under  this  Acl  in  respect  of  a  house  a  locnl 
authority  shall  be  satislied — 

CaJ  that  the  applicant  for  the  advance  is  resident  or  intends  to  reside  in 
the  house,  and  is  not  already  the  proprietor  within  the  meaning  of  this 
Act  of  a  house  to  which  the  statutory  conditions  apply ; 
and  (dj  that  the  value  of  the  ownership  of  the  house  is  sufficient ; 

and  (cj  that  the  title  to  the  ownership  is  one  which  an  ordinary  mortgagee  would 
be  willing  to  accept ;  " 

and  (dj  that  the  house  is  in  good  sanitary  condition  and  good  repair ; 

and  ( e)  that  the  repayment  to  the  local  authority  of  the  advance  is  secured  by  an 
instrument  vesting  the  ownership  (including  anv  interest  already  held 
by  the  purchaser)  m  the  local  authority  subject  to'the  right  of  redempi  on 
by  the  applicant,  but  such  instrument  shall  not  contain  anytlung 
inconsistent  with  the  provisions  of  this  Act. 

Statutory  conditions  affecting  house  purchased  by  means  of  advance. 

3.  — (i)  Where  the  ownership  of  a  liouse  has  been  acquired  by  means  of  an 
advance  under  this  Act,  the  house  shall,  until  such  advance  with  interest  has  been 
fully  paid,  or  the  local  authority  have  taken  possession  or  ordered  a  sale  under  this 
Act.  be  held  subject  h^  the  following  conditions  (in  this  Act  referred  to  as  the 
statutory  conditions),  that  is  to  say — 

(a)  Every  sum  for  the  time  being  due  in  respect  of  principal  or  of  interest  of 

the  advance  shall  be  punctually  paid  ; 
{b)  The  proprietor  of  the  house  shall  reside  in  the  house  ; 
{c)  The  house  shall  be  kept  insured  against  fire  to  the  satisfaction  of  the 

local  authority,  and  the  receipts  for  the  premiums  produced  when 

required  by  them  ; 

(fif)  The  house  shall  be  kept  in  good  sanitary  condition  and  good  repair  ; 

( e)  The  house  shall  not  be  used  for  the  sale  of  intoxicating  liquors,  or  in  such 

a  manner  as  to  be  a  nuisance  to  adjacent  houses  ; 

(f)  The  local  authority  shall  have  power  to  enter  the  house  by  any 

person,  authorised  by  them  in  writing  for  the  purpose,  at  all  reasonable 
times  for  the  purpose  of  ascertaining  whether  the  statutory  conditions 
are  complied  with. 

Proprietor  may  sell  or  transfer  his  interest  in  the  house. 

(2)  The  proprietor  of  the  house  may  with  the  permission  of  the  local  authority 
(which  shall  not  be  unreasonably  withheld)  at  any  time  transfer  his  interest  in  the 
house,  but  any  such  transfer  shall  be  made  subject  to  the  statutory  conditions. 

If  statutory  conditions  not  kept,  the  local  authority  may  take  possession 

of  or  sell  the  house. 

(3)  Where  default  is  made  in  complying  with  the  statutory  condition  as  to 
residence,  the  local  authority  may  take  possession  of  the  house,  and  where  default  is 
made  in  complying  with  any  of  the  other  statutory  conditions,  whether  the  statutory 
condition  as  to  residence  has  or  has  not  been  complied  with,  the  local  authorit}'  may 
either  take  possession  of  the  house,  or  order  the  sale  of  the  house  without  taking 
possession. 

(4)  In  the  case  of  the  breach  of  any  condition  other  than  that  of  punctual  payment 
of  the  principal  and  interest  of  the  advance,  the  authority  shall,  previously  to  taking 
possession  or  ordering  a  sale,  by  notice  in  writing  delivered  at  the  house  and 
addressed  to  the  proprietor,  call  on  the  proprietor  to  comply  with  the  condition,  and 
if  the  proprietor — 

{a)  within  fourteen  days  after  the  delivery  of  the  notice  gives  an  undertaking 
in  writing  to  the  authority  to  comply  with  the  notice  ; 
and  (b)  within  two  months  after  the  delivery  of  the  notice  complies  therewith, 
shall  not  take  possession  or  order  a  sale,  as  the  case  may  be. 
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U)  In  the  case  of  the  bankruptcy  of  the  proprietor  of  the  house,  or  m  the  case 
of  a  deceased  proprietor's  estate  being  administered  in  bankruptcy  under  section  125 
of  the  Bankruptcy  Act,  1883,  the  local  authority  may  either  take  possession  of  the 
house  or  order  the  sale  of  the  house  without  taking  possession,  and  shall  do  so  except 
in  pursuance  of  some  arrangen^ent  to  the  contrary  with  the  trustee  in  bankruptcy. 

Provision  as  to  personal  liability  and  powers  of  proprietor. 

4_(i)  Where  the  ownership  of  a  house  has  been  acquired  by  means  of  a.n 
advance  under  this  Act,  the  person  who  is  the  proprietor  shall  be  personally  liable 
for  the  repayment  of  any  sum  due  in  respect  of  the  advance  until  he  ceases  to  be 
proprietor,  by  reason  of  a  transfer  made  in  accordance  with  this  Act. 

(2)  The  provisions  of  this  Act  requiring  the  permission  of  the  local  authority  to 
the  transfer  of  the  proprietor's  interest  in  a  house  under  this  Act  shall  not  apply  to 
any  charge  on  that  interest  made  by  the  proprietor,  so  far  as  the  charge  does  not 
aflfect  any  rights  or  powers  of  the  local  authority  under  this  Act. 

Recovery  of  possession  and  disposal  of  house. 

5  _(i)  Where  a  local  authority  take  possession  of  a  house,  all  the  estate,  right, 
interest,  and  claim  of  the  proprietor  in  or  to  the  house  shall,  subject  as  in  this  section 
mentioned,  vest  in  and  become  the  property  of  the  local  authority,  and  that  authority 
may  either  retain  the  house  under  their  own  management  or  sell  or  otherwise  dispose 
of  it  as  they  think  expedient. 

Compensation  to  dispossessed  proprietors. 

(2)  Where  a  local  authority  take  pos-^ession  of  a  house  they  shall,  save  as  herein- 
after mentioned,  pay  to  the  proprietor  either — 

(a)  such  sum  as  may  be  agreed  upon  ; 

(d)  a  sum  equal  to  the  value  of  the  interest  in  the  house  at  the  disposal 
of  the  local  authority,  after  deducting  therefrom  the  amount  of 
the  advance  then  remaining  unpaid  and  any  sum  due  for  interest ; 
and  the  said  value,  in  the  absence  of  a  sale  and  in  default  of  agreement, 
shall  be  settled  by  a  county  court  judge  as  arbitrator,  or  if  the  Lord 
Chancellor  so  authorises,  by  a  single  arbitrator  appointed  by  the  county 
court  judge,  and  the  Arbitration  Act,  1889,  shall  apply  to  any  such 
arbitration. 

(3)  The  sum  so  payable  to  the  proprietor  if  not  paid  within  three  months  after 
the  date  of  taking  possession  shall  carry  interest  at  the  rate  of  three  per  cent,  per 
amium  from  the  date  of  taking  possession. 

(4)  All  costs  of  or  incidental  to  the  taking  possession,  sale,  or  other  disposal  of 
the  house  (including  the  costs  of  the  arbitration,  if  any)  incurred  by  the  local  authority, 
before  the  amount  payable  to  the  proprietor  has  been  settled  either  by  agreement  or 
arbitration,  shall  be  deducted  from  the  amount  otherwise  payable  to  the  proprietor. 

(5)  Where  the  local  authority  are  entitled  under  this  Act  to  take  possession  of  a 
house,  possession  may  be  recovered  (whatever  may  be  the  value  of  the  house)  by  or 
on  behalf  of  the  local  authority  either  under  sections  138  to  145  of  the  County  Courts 
Act,  1888,  or  under  the  Small  Tenements  Recovery  Act,  1838,  as  in  the  cases  therein 
provided  for,  and  in  either  case  may  be  recovered  as  if  the  local  authority  were  the 
landlord  and  the  proprietor  of  the  house  were  the  tenant. 

Procedure  as  to  ordering  sale. 

8,_(l)  Where  a  local  authority  order  the  sale  of  a  house  without  taking 
possession,  they  shall  cause  it  to  be  put  up  for  sale  by  auction,  and  out  of  the  proceeds 
of  sale  retain  any  sum  due  to  them  on  account  of  the  interest  or  principal  of  the 
advance,  and  all  costs,  charges,  and  expenses  properly  incurred  by  them  in  or  about 
the  sale  of  the  house,  and  pay  over  the  balance  (if  any)  to  the  proprietor. 

(2)  If  the  local  authority  are  unable  at  the  auction  to  sell  the  house  for  such  a 
sum  as  will  allow  of  the  payment  out  of  the  proceeds  of  sale  of  the  interest  and 
principal  of  the  advance  then  due  to  the  authority,  and  the  costs,  charges,  and 
expenses  aforesaid,  they  may  take  possession  of  the  house  in  manner  provided  by  this 
Act,  but  shall  not  be  liable  to  pay  any  sum  to  the  proprietor. 
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Suspension  of  condition  as  to  residence. 

7.— (I)  An  advance  may  be  made  to  an  applicant  who  intends  to  reside  in  a 
house,  as  if  he  were  resident,  if  he  undertakes  to  begin  his  residence  therein  within 
such  period,  not  exceeding  six  months  from  the  date  of  the  advance,  as  the  local 
authority  niay  fix,  and  in  that  case  the  statutory  condition  requiring  residence  shall  be 
suspended  during  that  period. 
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(2)  The  local  authority  may  allow  a  proprietor  to  permit,  by  letting  or  otherwise 
house  to  be  occupied  as  a  furnished  house  by  some  other  person  during  a  period  not 

exceeding  four  months  in  the  whole  in  any  twelve  months,  or  during  absence  from 
the  house  in  the  performance  of  any  duty  arising  from  or  incidental  to  any  office 
service,  or  employment  held  or  undertaken  by  him,  and  the  condition  requirine 
residence  shall  be  suspended  while  the  permission  continues. 

Provisions  in  case  of  death  or  bankruptcy  of  proprietor. 

(3)  Where  the  proprietor  of  a  house  subject  to  statutory  conditions  dies  the 
condition  requiring  residence  shall  be  suspended  until  the  expiration  of  twelve  months 
from  the  death,  or  any  earlier  date  at  which  the  personal  representatives  transfer  the 
ownership  or  interest  of  the  proprietor  in  the  course  of  administration ;  and  where 
the  proprietor  of  any  such  house  becomes  bankrupt,  or  his  estate  is  administered  in 
bankruptcy  under  section  125  of  the  Bankruptcy  Act,  1883,  and  in  either  case  an 
arrangement  under  this  Act  is  made  with  the  trustee  in  bankruptcy,  the  condition  as 
to  residence  shall,  if  the  local  authority  think  fit,  be  suspended  during  the  continuance 
of  the  arrangement. 

Register  of  advances  to  be  kept. 

8.  — (i)  A  local  authority  shall  keep  at  their  offices  a  book  containing  a  list  of  any 
advances  made  by  them  under  this  Act,,  and  shall  enter  therein  with  regard  to  each, 
advance — 

(i)  a  description  of  the  house  in  respect  of  which  the  advance  is  made ; 

(ii)  the  amount  advanced ; 

(iii)  the  amount  for  the  time  being  repaid.;. 

(iv)  the  name  of  the  proprietor  for  the  time  being  of  the  house ; 
and  (v)  such  other  particulars  as  tlie  local  authority  think  fit  to  enter. 

(2)  The  book  shall  be  open  to  inspection  at  the  office  of  the  local  authority  during, 
office  hours  free  of  charge. 

What  is  meant  by  the  "  local  authority."^ 

9.  — (l)  A  local  authority  for  the  purpose  of  this  Act  shall  be  the  council  of  any" 
county  or  county  borough  ;  and  if  the  council,  of  any  urban  district  not  being  a 
county  borough,  or  of  any  rural  district,  pass  a  resolution  undertaking  to  act 
under  this  Act,  that  council  shall,  subject,  in  the  case  of  the  council  of  a  district 
containing  a  population  according  to  the  last  census  for  the  lime  being  of  less  than 
ten  thousand,  to  the  consent  of  the  county  council,  be  the  local  authority  in  that 
district  for  the  purpose  of  this  Act  to  the  exclusion  of  any  other  authority  :  Provided 
that,  if  the  council  of  any  district  are  dissatisfied  with  any  refusal  or  failure  of  the 
county  council  to  give  their  consent,  they  may  appeal  to  the  Local  Government  Board, 
and  the  Local  Government  Board  may,  if  they  think  fit,  give  their  consent,  and  the 
consent  so  given  shall  have  the  same  effect  as  the  consent  of  the  county  council. 

Transfer  of  powers  from  coimty  council  to  district  council. 

(2)  Where  the  council  of  an  urban  or  rural  district  becomes  the  local  authority 
for  the  purposes  of  this  Act,  all  the  powers,  rights,  and  liabilities  of  the  county  council 
in  respect  of  advances  already  made  ijy  them  under  this  Act  for  the  purchase  of  the 
ownership  of  any  house  in  the  district  shall  vest  in  the  council  of  the  urban  or  rural 
district,  subject  to  the  payment  by  that  council  to  the  county  council  of  the  outstanding, 
principal  and  interest  of  any  such  advance. 
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How  expenses  of  council  are  to  be  paid. 

{,)  All  expenses  of  a  local  authority  in  the  execution  of  this  Act  shall  be  paid  in 

a  local  authority  for  the  purposes  of  this  Act  on  account  of  the  expenses  of  a  county 
council  under  this  Act. 

Limitation  on  working  expenses  of  councils. 

(4)  If  in  any  local  financial  year  the  expenses  payable  by  a  council  and  not 
reimbursed  by  the  receipts  under  this  Act  exceed  in  a  county  a  sum  equal  to 
Salf-penny,  and  in  a  county  borough  or  urban  or  rural  district  a  sum  equal 
?rone  penny  fn  the  pound  upon  the  rateable  value  of  the  county,  county  borough 
or  SrPc?  deVuctin^  in  the  case  of  a  county  the  rateable  value  of  any  urban  or  rural 
S  strict  Tn^l  e  county,  the  council  of  which  have  became  a  local  authon  y  under  this 
Ac  no  L  her  advan  ce  under  (his  Act  shall  be  made  by  that  council  until  the  expira- 
don  of  five  years  after  .he  end  of  that  financial  year  or  if  those  expenses  at  that  da  e 
Exceed  one  half-penny  or  one  penny  in  the  pound,  as  the  case  may  be,  on  the  rateable 
value  for  the  time  being,  until  they  fall  below  sucn  sum. 

[liOTK.—  ms  sec/ion  does  not  apply  to  the  amount  which  may  be  lent,  but  only  to 
the  losses  inncrred  by  the  council  in  working  the  Act]. 

(<)  A  local  authoritv  may  borrow  for  the  purposes  of  this  Act  in  like  manner  as 
they  may  borrow,  in  the  case  of  a  county  council  for  the  purposes  of  the  Local 
•Government  Act,  1888,  and  in  the  case  of  the  council  of  a  county  borough  for  the 
purpose  of  section  106  of  the  Municipal  Corporations  Act,  V^/^' J  -  ^^e  ^se  of 
an  urban  or  rural  district  council  for  the  purpose  of  the  Public  Health  Acts,  and  those 
Acts  shall  apply  accordingly  with  the  necessary  modifications. 

No  limit  to  be  placed  on  borrowing  powers  of  councils. 

(6)  Money  borrowed  under  this  Act  shall  not,  in  the  case  of  a  county  council,  be 
leckoned  as  part  of  the  total  debt  of  a  county  for  the  purposes  of  section  69,  sub- 
section 2,  of  the  Local  Government  Act,  1888,  and  shall  not,  in  the  case  ot  an  urban 
•or  rural  district  council,  be  reckoned  as  part  of  their  debt  for  the  purpose  of  the 
limitation  on  borrowing  under  section  234,  sub-section  2,  of  the  Public  Health  Act, 
1875. 

(7)  The  Public  Works  Loan  Commissioners  may  in  manner  provided  by  the 
Public  Works  Loans  Act,  1875,  lend  any  money  which  may  be  borrowed  by  a  local 
authority  for  the  purposes  of  this  Act. 

Application  of  money  received  by  local  authorities. 

(8)  Any  capital  money  received  or  retained  by  a  local  authority  in  payment  or 
■discharge  of  any  advance  under  this  Act,  or  in  respect  of  the  sale  or  other  disposal  of 
any  house  taken  possession  of  under  this  Act,  shall  be  applied,  with  the  sanction  of 
the  Local  Government  Board,  either  in  repayment  of  debt  or  for  any  other  purpose 
to  which  capital  money  may  be  applied. 

(9)  Separate  accounts  shall  be  kept  by  every  local  authority  of  their  receipts  and 
expenditure  under  this  Act. 

London  borough  councils  may  become  local  authorities  under  the  Act. 

(10)  In  the  application  of  this  Act  to  the  county  of  London  any  sanitary 
authority — 

(a)  shall  have  the  same  powers  as  an  urban  district  council,  and  the  expenses 
of  such  authority  shall  be  paid  out  of  the  general  rate  or  in  the  case  of 
the  City  of  London  out  of  the  consolidated  rate  ; 
and  {b)  may  borrow  in  like  manner  as  they  can  borrow  for  the  purposes  of  the 
Metropolis  Management  Acts,  1855  to  1893;  and  those  Acts  shall 
apply  with  the  necessary  modificatiotis. 
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Definitions  of  "resident,"  "ownership,"  "proprietor." 

10.  -(I)  A  person  shall  not  be  deemed  for  ihe  purposes  of  this  Act  to  be  resident 
in  a  house  unless  he  is  both  the  occupier  of  and  resident  in  that  house. 

(2)  For  the  purposes  of  this  Act  "ownership"  shall  be  such  interest  or  com- 
bination of  interests  in  a  house  as,  together  with  the  interest  of  the  purchaser  of  the 
ownersnip.  will  constitute  either  a  fee  simple  in  possession  or  a  leasehold  interest  in 
possession  of  at  least  sixty  years  unexpired  at  the  date  of  the  purchase. 

(3)  Where  the  ownership  of  a  house  is  acquired  by  means  of  an  advance  under 
this  Act,  the  purchaser  of  the  ownership,  or,  in  the  case  of  any  devolution  or  transfer, 
the  person  in  whom  the  interest  of  the  purchaser  is  for  the  time  being  vested,  shall  be 
the  proprietor  of  the  house  for  the  purposes  of  this  Act. 

General  modifications  as  regards  Scotland. 

11.  This  Act  shall  apply  to  Scotland  with  the  following  modifications : — 

(1)  The  Secretary  for  Scotland  shall  be  substituted  for  the  Local  Government 

Board  : 

(2)  The  expression  "the  terms  of  Whitsunday  and  Martinmas,  Lammas  and 

Candlemas,"  shall  be  substituted  for  the  expression  "  the  usual  quarter 
days "  : 

(3)  The  expression  "ownership"  shall  include  a  leasehold  interest  of  at  least 

sixty  years  unexpired  at  the  date  of  the  purchase  : 

(4)  Where  a  local  aathority  take  possession  of  a  house  under  the  provisions  of 

of  this  Act,  a^certificate  by  the  clerk  of  the  local  authority,  in  the  form 
contained  in  Schedule  A  annexed  to  this  Act,  setting  forth  that  fact  and 
the  grounds  on  which  possession  has  been  so  taken^  shall  be  registered 
in  the  register  of  sasines,  and  when  so  registered  shall,  without  any 
other  instrument,  vest  the  ownership  absolutely  and  irredeemably, 
subject  to  any  prior  burden,  in  the  local  authority;  and  the  sheriff  of 
the  county  in  which  the  house  is  situated  may,  upon  production  of  such 
certificate  so  registered,  grant  warrant  for  summarily  ejecting  the  pro- 
prietor of  the  house  and  all  tenants  or  occupants  thereof: 

(5)  Where  a  local  authority  take  possession  of  a  house  under  the  provisions  of 

this  Act,  the  value  of  the  interest  in  the  house  at  the  disposal  of  the 
local  authority  shall  in  the  absence  of  a  sale  and  in  default  of  agreement 
be  settled  summarily  by  the  sheriff,  whose  decision  shall  be  tinai,  and 
the  amount  which  shall  be  determined  to  be  due  to  the  proprietor  shall 
in  the  event  of  his  death  after  possession  has  been  so  taken  by  the  local 
authority  be  deemed  to  be  moveable  property. 

(6)  Where  the  principal  and  interest  of  an  advance  under  this  Act  have  been 

hilly  paid,  the  certificate  of  the  clerk  of  the  local  authority  to  that  effect, 
in  one  of  the  forms  contained  in  Schedule  B  annexed  to  this  Act,  when 
registered  in  the  register  of  sasines  shall  be  equivalent  to  the  registra- 
tion of  a  discharge  of  the  bond  or  other  security  granted  for  the  advance  : 

(7)  Sub-section  5  of  section  3  shall  be  read  as  if  for  the  words  "in  the  case  of 

"  the  bankruptcy  of  the  proprietor  of  the  house,  or  in  the  case  of  a 
"deceased  proprietor's  estate  being  administered  in  bankruptcy  under 
"  section  125  of  the  Bankruptcy  Act,  1883,"  there  were  inserted  the 
words  "in  the  case  of  the  sequestration  of  the  estate  of  the  proprietor 
"or  deceased  proprietor  of  the  house." 

Sub-section  3  of  section  7  shall  be  read  as  if  for  the  words  "  where 
"  the  proprietor  of  any  such  house  becomes  bankrupt  or  his  estate  is 
"administered  in  bankruptcy  under  section  125  of  the  Bankruptcy  Act, 
"  1883,"  there  were  substituted  the  words  "where  the  estate  of  the 
"  proprietor  or  deceased  proprietor  of  any  such  house  is  sequestrated." 

(8)  The  reference  to  the  Arbitration  Act,  1889,  shall  not  apply  : 

In  lieu  of  sub-section  (e)  of  section  2  of  this  Act,  it  is  enacted  that : — 

Before  making  an  advance  under  this  Act  in  respect  of  a  house,  a  local  authority 
in  Scotland  shall  be  satisfied  that  the  repayment  to  the  local  authority 
is  secured  by  a  bond  and  disposition  in  security  or  other  security  under 
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which  the  house  shall  be  held  to  vest  in  the  local  authority  in  the  case 
of  the  breach  of  any  of  the  statutory  conditions.  The  said  bond  or  other 
security  st.all  refer  to  this  Act  and  shall  be  subject  to  the  provisions  of 
section  4  sub-section  (i),  but  the  personal  liability  thereunder  shall  be 
transferred  to  the  transferee. 
(9)  Sub  section  5  of  section  5,  sub-sections  I  to  6  inclusive  of  section  9,  and 
ub-sections  2  and  3  of  section  10  of  this  Act  shall  not  apply. 

Local  authorities  and  rates  in  Scotland. 

12.   In  Scotland— 

(1)  The  local' authority  for  the  purpose  of  this  Act  shall  be— 

(a)  in  counties  including  the  burghs  (as  defined  in  the  Burgh  Police  (Scotland) 
Act,  1892)  situated  therein  and  having  a  population  of  less  than  seven 
thousand  according  to  the  census  last  taken— the  county  council  : 

Provided  that  in  section  8  of  the  Local  Government  (Scotland) 
Act,  1889,  the  expression  "purposes  hereinafter  mentioned"  shall  be 
deemed  to  include  the  purposes  of  this  Act. 

{6)  in  other  burghs— the  town  council  or  commissioners  of  the  burgh  : 

(2)  All  expenses  of  a  local  authority  in  the  execution  of  this  Act  shall  be  paid— 
(a)  in  the  case  of  countv  councils  out  of  the  general  purposes  rate  :  Provided 

that  the  proportion  of  such  expenses  corresponding  to  the  valuation  of 
the  burghs,  for  the  purposes  of  this  Act  included  as  aforesaid,  within 
which  burghs  such  general  purposes  rate  is  not  levied  shall  be  paid  to 
the  county  council  in  compliance  with  a  requisition  to  that  effect  to  be 
sent  to  the  town  council  or  commissioners  of  each  burgh  annually,  and 
not  later  than  the  monih  of  Ociober  in  each  year,  and  to  be  paid  out  of 
a  rate  levied  in  the  like  manner  and  with  the  like  powers  as  the  pubhc 
health  general  assessment  of  the  burgh  on  or  before  the  fifteenth  day  of 
January  next  ensuing  : 
Id)  in  the  case  of  town  councils  and  commissioners  of  other  burghs,  out  of  a 
rate  levied  in  the  like  manner  and  with  the  like  powers  as  the  public 
health  general  assessment  of  the  burgh.  The  ratepayers  within  the 
last-mentioned  burghs  shall  not  be  assessed  for  any  expenses  incurred  by 
a  county  council  in  the  execution  of  this  Act. 

(3)  If  in  any  local  financial  year  the  expenses  payable  by  a  local  authority  and 
not  reimbursed  by  the  receipts  under  this  Act  exceed  a  sum  equal  to,  in  the 
case  of  counties  one  half-penny,  and  in  the  case  of  burghs  separately  assessed 
under  this  Act  one  penny,  in  the  pound  upon  the  rateable  value  of  all  lands 
and  heritages  within  the  area  of  the  local  authority  for  the  purposes  of  this 
Act,  no  further  advances  under  this  Act  shall  be  made  by  that  local 
authority  until  the  expiration  of  five  years  after  the  end  of  that  financial 
year,  or  if  the  expenses  at  that  date  exceed  one  halfpenny  in  counties, 
including  the  burghs  situated  therein  and  having  a  population  of  less  than 
seven  thousand  as  aforesaid,  or  one  penny  in  the  pound  in  burghs  separately 
assessed  under  this  Act,  until  they  fall  below  that  sum  : 

(4)  A  local  authority  may  borrow  for  the  purposes  of  this  Act  in  like  manner  as 

they  may  borrow  in  the  case  of  a  county  council  for  the  purpose  of  the  Local 
Government  (Scotland)  Act,  1889,  and  in  the  case  of  a  town  council  or  the 
commissioners  of  a  burgh  for  the  purposes  of  section  141  of  the  Public  Health 
(Scotland)  Act,  1897,  and  these  Acts  shall  apply  accordingly  with  the 
necessary  modifications. 

Preparation  of  titles,  etc.  in  Scotland. 

13.  In  Scotland  the  local  authority  shall  cause  to  be  prepared  and  duly  registered 
all  deeds,  writs,  and  instruments  necessary  for  completing  or  transferring  the  title  of 
the  purchaser  of  a  house  under  this  Act,  and  for  securing  the  payment  of  the  principal 
and  interest  of  any  advance,  and  shall  include  as  part  of  the  advance  the  cost  so 
incurred  or  to  be  incurred  according  to  scales  set  forth  in  tables  fixed  by  the  local 
authority,  with  the  approval  of  the  Secretary  for  Scotland : 
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Provided  that — 

(I)  The  local  authority,  if  they  thinfc  fit,  may  appoint  a  person  duly  qualified 
to  carry  out  the  provisions  of  this  seciion,  and  shall  assign  to  him  such 
salary  or  remuneration  as  they  may  determine  ; 
and  (2)  The  local  authority  shall  not  be  liable  for  any  expenses  incurred  by  a 
purchaser  of  a  house  under  this  Act  for  legal  or  other  advice  or  assistance 
rendered  to  him  on  his  own  employment. 

Application  of  Act  to  Ireland. 

14.  This  Act  shall  apply  to  Ireland  with  the  following  modifications— 

(1)  The  Commissioners  of  Public  Works  in  Ireland  shall  be  substituted  for  the 

Public  Works  Loan  Commissioners  : 

(2)  So  much  as  relates  to  civil-bill  ejectments  in  sections  52  to  73  of  the  Landlord 
and  Tenant  (Ireland)  Act,  i860,  shall  be  sub.-tituied  for  sections  138  to  145 
of  the  County  Courts  Act,  18S8,  and  sections  84  to  89  of  the  said  .A.ct  of 
1 860  shall  be  substituted  for  the  Small  Tenements  Recovery  Act,  1888  : 

(3)  Any  reference  to  section  125  of  the  Bankruptcy  Act,  1883,  shall  not  apply : 

(4)  So  much  of  sub-section  3  of  section  7  as  relates  to  a  transfer  of  ownership  or 
interest  by  personal  representatives,  shall  not  apply  save  where  the  tide  to 
such  ownership  or  interest  devolves  on  the  personal  representatives  of  the 
proprietor : 

(5)  Sections  6  to  20  of  the  Common  Law  Procedure  Amendment  Act  (Ireland), 

1856,  shall  be  substituted  for  the  Arbitration  Act,  1889  : 

(6)  In  section  9  the  words  "five  thousand"  shall  be  substituted  for  the  words 

' '  ten  thousand  "  : 

(7)  The  Public  Health  (Ireland)  Acts,  1878  to  1896,  shall  be  substituted  for  the 

Public  Health  Acts,  and  in  particular  section  238  of  the  Public  Health 
(Ireland)  Act,  1878,  shall  be  substituted  for  section  234  of  the  Public  Health 
Act,  1875  : 

(8)  A  local  authority  rnay  borrow  for  the  purposes  of  this  Act  in  like  manner  aS 

they  may  borrow  in  the  case  of  a  county  council  under  the  Order  in  Council 
under  section  104  of  the  Local  Government  (Ireland)  Act,  1898,  and  in  the 
case  of  the  council  of  an  urban  district  for  the  purposes  of  the  Public  Health 
(Ireland)  Act,  1878  : 

(9)  Article  22  of  the  said  Order  in  Council  shall  be  substituted  for  section  69  of 

the  Local  Government  Act,  1888  : 

(10)  The  Public  Works  (Ireland)  Acts,  1831  to  1886,  shall  be  substituted  for  the 
Public  Works  Loans  Act,  1875  : 

(11)  The  Local  Government  Board  for  Ireland  shall  he  substituted  for  the  Local 
Government  Board  : 

(12)  An  advance  shall  not  be  made  under  this  Act  for  the  purchase  of  a  house 
acquired  under  the  Labourers  (Ireland)  Acts,  1SS3  to  1896,  and  held  by  a 
district  council  under  those  Acts. 

Registration  of  title  in  Ireland. 

15.  — (i)  Where  a  local  authority  make  an  advance  under  this  Act  in  Ireland  they 
shall  cause  the  title  to  the  premises  in  respect  of  which  the  advance  is  made  to  be 
registered  under  the  Local  Registration  of  Title  (Ireland)  Act,  1891,  and  sliall  pay 
the  cost  of  first  registration  out  of  the  advance. 

(2)  Rules  under  that  Act — 

{a)  shall  adapt  that  Act  to  the  registration  of  ownerships  under  this  Act,  and 

provide  for  the  easy  transfer  of  such  ownerships  ; 
{d)  shall  provide  for  the  registration  (if  required)  of  a  person  as  the  proprietor 

under  this  Act  with  such  a  possessory  or  qualified  title  as  is  provided 

under  the  Land  Transfer  Acts,  1875  and  1897  ; 
and  {c)  shall  provide  that  the  fees  payable  to  the  Local  Registration  of  Title  OfSce 

in  respect  of  either  first  registration  of,  or  any  subsequent  dealing  with, 

such  premises  shall  not  exceed  ten  shillings. 

(3)  The  person  appearing  on  the  register  for  the  time  being  as  proprietor  shall 
alone  be  the  proprietor  for  the  purposes  of  this  Act. 

16.  This  Act  may  be  cited  as  the  Small  Dwellings  Acquisition  Act,  1899. 
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SCHEDULES. 


SCHEDULE  A. 
Section  ii. 

I,  A.B.,  clerk  of  the  local  authority  of  .  with  reference  to 

bond  and  disposition  in  security  [or  other  security]  dated  [insert  date],  and  recorded 
in  the  General  Register  of  Sasines  for  the  county  of 
[or  as  the  case  may  be],  on  the  day  of 

foj  £  ,  granted  by  CD.  [name  and  designation]  over  the  house  [shortly 

describe  same],  do  hereby  certify  that  said  local  authority  has  taken  possession  of  said 
house  in  respect  [here  set  forth  the  grounds  on  which  possession  has  been  so  taken], 
and  I  grant  this  certificate  in  terms  of  the  Small  Dwellings  Acquisition  Act,  1899. 

Dated  at  this  day  of 

(Signed)  A.B. 


SCHEDULE  B. 
Section  11. 

No.  1. 

I,  A.B.,  clerk  of  the  local  authority  of  ^  ,  with  reference  to 

bond  and  disposition  in  security  [or  other  security]  dated  [insert  date],  and  recorded 
in  the  General  Rtgister  of  Sasines  for  the  county  of 
[or  as  the  case  may  be],  on  the  day  of 

for  £  ,  granted  by  CD.  [name  and  designation]  over  the  house  [shortly 

describe  same],  do  hereby  certify  that  the  principal  and  interest  secured  by  said  bond 
and  disposition  in  security  (or  other  security)  have  been  fully  paid,  and  I  grant  this 
certificate  in  terms  of  the  Small  Dwellings  Acquisition  Act,  1889. 

Dated  at  this  day  of 

(Signed) 


No.  2. 

I,  A.B.,  clerk  of  the  local  authority  of  ,  with  reference  to 

the  within  (or  above)  written  bond  dated  [insert  date],  and  recorded  in  the  General 
Register  of  Sasines  for  the  county  of  [or  as  the  case  may  be], 

on  the  day  of  for  , 

granted  by  CD.  [name  and  designation],  do  hereby  certify  that  the  principal  and 
interest  secured  by  said  bond  and  disposition  in  security  (or  r  ther  security)  have  beea 
fiilly  paid,  and  I  grant  this  certificate  in  terms  of  the  Small  Dwellings  Acquisition 
Act,  1899. 

Dated  at  this  day  of  . 


(Signed)  A.B, 


THE  PUBLIC  HEALTH  ACTS. 


The  principal  Acts  relating  to  the  proper  sanitation  of  dwelling 
houses  are  the  PLiblic  Health  Act,  1875^  and  the  Public  Health 
(Amendment)  Act,  1890  (which  apply  to  all  districts  in  England  and 
Wales,  exclusive  of  the  Metropolis),  the  Public  Health  (London)  Act, 
1891,  and  the  Public  Health  (Scotland)  Act,  1897. 

They  provide  for  the  proper  construction,  maintenance,  and  cleaning 
of  roads  and  sewers  giving  access  to  dwelling  houses ;  the  abatement  of 
nuisances  in  or  near  dwelling  houses  ;  the  regulation  of  common  lodging 
houses  and  houses  let  in  lodgings;  and  the  Iraming  of  byelaws  for  these 
and  other  purposes,  especially  m  connection  with  the  erection  of  new 
buildings. 

The  numbers  of  sections  hereafter  given  refer  to  the  Public  Health  Act,  1875, 
but  for  convenience  of  reference  the  chief  corresponding  sections  in  the  London  and 
Scotland  Health  Acts  are  here  added,  so  far  as  they  relate  to  dwelling  houses  :— 


Subject. 


Water  Closet  Accommodation 
Provision  of  Sanitary  Conveniences  - 
Power  to  examine  Water  Closet  or  Drain 
Power  to  make  Byelaws  for  certain  Nuisances 
Street  Cleaning  and  Removal  of  Refuse 
Keeping  Swine  near  Dwellings 
Offensive  Ditches  and  Ponds  - 
Removal  of  Offensive  Accumulations  - 
Houses  without  proper  Water  Supply 
Penalty  for  fouling  Water  Supply 
Closing  of  Bad  Wells  - 
Cellar  Dwellings         -  .  . 

Common  Lodging  Houses 


Houses  let  in  Lodgings  .  .  . 

Definition  of  Nuisance  .  .  . 

Inspection  of  District  -  .  -  . 

Information  as  to  Nuisances  - 
Notice  of  Abatement  of  Nuisinces 
Complaint  to  Petty  Sessions  Court 
Appeal  against  Order  of  Court 

Oriler  on  Sanitary  Auihoriiy  - 

Sale  of  Materials  removed 

Power  of  entry  to  discover  Nuisances 

Penalty  for  obstructing  Sanitary  Officers 

Recovery  of  Costs  by  Council 

Power  of  Individual  to  complain  of  a  Nuisance 

Powers  of  Couniy  Council 

Proceedings  in  the  High  Court 


Public 
Health  Act, 
1875- 

rUiniC 
Health 
(London) 

ACl,  1 091. 

Public 
Health 
(bcotland) 
Act,  io97- 

OCCL  lulls  

oections — 

37 

29 

39 
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44 

16 
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47 
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48 
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49 
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42 

62 

48 

125 

68 
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127 

70 

54 

71  to  75 
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75  to  89 
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100 
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100 
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26 
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27 

102  &  305 
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153 

105 
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Subject. 


Nuisances  outside  the  District 
Closins;  of  Overcrowded  Houses 
Regulation  of  Tents,  Sheds,  etc. 

Power  to  make  Byelaws 
Appointment  of  Officers 

Infectious  Diseases 
Legal  Proceedings 
Notices 


Public 
Health  Act, 
1875- 


108 
109 
no  &  137 

157 

189  to  191 
and  326 
120  to  142 
251  to  265 
266  &  267 
&  Schedule 
IV. 


Public 
Health 
(London) 
Act,  1891. 


14 
7 

95  &  no 


107 


39 
108,  & 

139 


Public 
Health 
(Scotland) 
Act,  1897. 


58  to  74 
116  to  124 
127  &  128 
&  Schedule 
III. 


149 
76 

73  &  177  to 
180 

15 

46  to  60 
152-166 
159  &  160 


DEFINITIONS.    (Sec.  4). 

{^Definitions  in  this  Act  differ  in  some  respects  from  those  in  the  Housing  Act,  i8go\ 

Parish  means  a  place  for  which  a  separate  poor  rate  is  or  can  be  made,  or  for  which 
a  separate  overseer  is  or  can  be  appointed. 

"Person"  includes  any  body  of  persons,  whether  corporate  or  unincorporate. 

Local  Authority  means  urban  sanitary  authority  {i.e.  borough  council  or  urban 
district  council)  and  rural  sanitary  authority  {i.e.,  rural  district  council). 

"Lands"  and  "Premises"  include  messuages,  buildings,  lands,  easements,  and 
heieditaments  of  any  tenure. 

Owner  means  the  person  for  the  time  being  receiving  the  rackrent  {i.e.,  not  less  than 
two-thirds  of  the  full  net  annual  value)  of  the  lands  or  premises  m  connection 
with  which  the  word  is  used,  whether  on  his  own  account  or  as  agent  or  trustee 
for  any  other  person,  or  who  would  receive  the  same  if  such  lands  or  premises 
were  let  at  a  rackrent. 

Street  includes  any  highway  (not  being  a  turnpike  road)  and  any  public  bridge  (not 
being  a  county  biidge),  and  any  road,  lane,  footway,  square,  court,  alley,  or 
passage,  whether  a  thoroughfare  or  not. 

Drain  means  any  drain  of,  and  used  for  the  drainage  of,  one  building  only,  or 
premises  within  the  same  curtilage,  and  made  merely  for  the  purpose  of 
communicating  therefrom,  with  a  cesspool  or  other  like  receptacle  for  drainage, 
or  with  a  sewer  into  which  the  drainage  of  two  or  more  buildings  occupied  by 
different  persons  is  conveyed. 

Sewer  includes  sewers  and  drains  of  every  description,  except  drains  to  which  the 
word  "drain"  interpreted  as  aforesaid  applies,  and  except  drains  vested  m  or 
under  the  control  of  any  authority  having  the  management  of  roads,  and  not 
being  a  local  authority  under  this  Act. 

[  Where  Part  III  of  the  Public  Health  Acts  Amendment  Act  has  been  adopted, 
drain  includes  a  drain  used  for  the  drainage  of  more  than  one  building  belonging  to 
different  owners]. 

SEWERAGE  AND  DRAINAGE. 
Sees.  13  to  23  empower  local  authorities— 
{a)  To  own  and  purchase  sewers  ; 

{b)  To  maintain  and  make  sewers  through,  across,  or  under  any  public  way? 
{c\  To  alter  or  discontinue  sewers  ; 

id)  To  enforce  drainage  of  undrained  houses,  either  into  a  sewer,  if  there  is 
one  within  100  feet,  or  into  a  cesspool,  if  there  is  no  sewer  so  near. 
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The  same  sections  compel  local  amhoriiies — 

(tf)  To  purify  sewage  before  discharging  it  into  streams; 
(/)  To  cause  sewers  to  be  properly  cleansed  and  ventilated  ; 
{£)  To  allow  the  owner  or  occupier  of  any  premises  to  drain  into  public  sewers, 
subject  10  complying  with  the  regul.iiions  of  the  local  authority. 

Houses  must  be  drained. 

Sec.  24  empowers  local  authorities  to  require  houses  to  be  drained  into  new 
sewers. 

Sec.  25  imposes  a  penalty  not  exceeding  ^50  on  any  person  who  newly  erects  or 
rebuilds  any  house  wiihoul  provi.iing  proper  drains  connected  with  a  sewer  within 
100  feet  of  the  site  or  emptying  into  a  covered  cesspool  away  from  the  house  if  no 
sewer  is  within  100  feet. 

Sewage  disposal. 

Sees.  27  to  34  enable  local  auihoriiits  to  construct  vcorks  within  or  (under 
certain  conditions)  without  their  distric!  for  the  purpose  of  receiving  and  disposing  of 
sewage,  or  to  contract  with  any  person  for  a  similar  purpose. 

CLEANSING  OF  HOUSES. 
Provision  of  proper  privy  accommodation. 

Sees.  35  to  38  empower  local  authorities  to  enforce  the  provision  of  a  "  sufficient 
water-closet,  earth-closet,  or  privy,"  and  an  "  ashpit  with  proper  doors  and  coverings" 
for  any  house  within  their  district.  The  value  of  this  provision  is  lessened  by  per- 
mitting the  inmates  of  two  or  more  houses  to  use  the  same  accommodation  in  common 
if  the  local  authority  consent.  Earth-closets  may  be  provided  instead  of  water- 
closets,  and  managed  by  a  system  in  conjunction  with  the  local  authority. 

[/«  a  case  under  the  Public  Health  ( Lojidon )  Act,  i8gi,  it  was  held  thai  the 
magistrate  was  bound  by  the  decision  of  the  sanitary  authority  that  there  was  not 
sufficient"  water  closet  accommodation,  and  on  proof  of  non-compliarue  with  the 
notice  he  was  bound  to  convict]. 

Privies,  closets,  etc.,  must  be  properly  constructed  and  kept 

Sec.  40  provides  that  "all  drains,  water-closets,  earth-closets,  privies,  ashpits, 
and  cesspools  within  their  district "  shall  be  constructed  and  kept  so  as  not  to  be  a 
nuisance  or  injurious  to  health. 

Scavenging  by  local  authorities. 

Sec.  42  provides  that  "  Every  local  authority  may,  and  when  required  by  order 
of  the  Local  Government  Board,  shall  themselves  undertake  or  contract  for — 
"The  removal  of  house  refuse  from  premises  ; 
"The  cleansing  of  earth-closets,  privies,  ashpits,  and  cesspools; 
"  The  proper  cleansing  and  watering  of  streets  for  the  whole  or  any  part  of  their 
district." 

Penalty  on  local  authorities  for  neglect  of  scavenging. 

Sec.  43  imposes  a  penalty  of  fs.  per  day  on  any  such  local  authority  (as  limited 
by  sec.  42)  failing  to  remove  any  house  refuse  or  to  cleanse  any  earth-closet,  privy, 
ashpit,  or  cesspool  within  seven  days  after  receiving  notice  in  writing  from  the  occupier, 
who  shall  himself  receive  the  said  5s.  per  day. 

Byelaws  as  to  cleansing  and  removal  of  refuse. 

Sec.  44  enables  local  authorities  to  make  byelaws — 

(1)  imposing  the  duly  of  removing  refuse  and  cleansing  privies,  etc,  at  such 

intervals  as  they  think  fit,  on  the  occupiers  of  such  premises ;  and 

(2)  for  the  prevention  of  nuisances  arising  from  snow,  filth,  dust,  ashes, 

and  rubbish,  and  for  the  prevention  of  the  keeping  of  animals  on  any 
premises  so  as  to  be  injurious  to  health. 
Sec.  45  enables  local  authorities  to  provide  receptacles  for  the  temporary  deposit 
cf  rubbish. 
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Filthy  Houses. 

Sec.  46  provides  that  any  local  authority,  on  the  certificate  of  the  medical  officer 
of  health  or  any  two  medical  practitioners,  shall  give  notice  to  the  owner  or  occupier 
of  anv  filthv  or  unwholesome  house  or  part  of  a  house  to  whitewash,  cleanse,  or  purity 
the  same,  as  may  be  required  in  order  to  tend  to  prevent  or  check  infectious  disease 
or  remove  dan-er  to  the  health  of  any  person  affected  thereby  The  penalty  for 
disregarding  the  notice  is  not  exceeding  10/-  per  day,  and  the  local  authority  may  m 
such  case  do  the  work  themselves  and  recover  the  expenses  m  a  summary  manner 
from  the  person  in  default. 

ACCUMULATIONS  OF  FILTH. 
Pig-keeping. 

Sec.  47  enables  a  local  authority  to  prohibit  pig-keeping  in  cases  where  it  is  a 
nuisance  to  any  person. 

Sec.  47  imposes  a  penalty  not  exceeding  40/-  on  any  person  who— 

(a J  Suffers  any  waste  or  stagnant  water  to  remain  in  any  place  within  any 

dwelling  house  for  twenty-four  hours  after  notice  to  remove  the  same  ; 
(d J  Allows  the  contents  of  any  water-closet,  privy,  or  cesspool  to  overflow  or 
soak  therefrom. 

Sec.  48  provides  for  the  cleaning  of  offensive  ditches  lying  near  to  or  forming  the 
boundaries  of  districts. 

Sec.  49  empowers  the  inspector  of  nuisances  to  give  notice  to  the  owners  of  any 
accumulation  of  manure,  dung,  soil,  or  filth,  or  other  offensive  or  noxious  matter,  or 
to  the  occupiers  of  the  property  whereon  it  exists,  to  remove  the  same  within  twenty- 
four  hours.  If  the  notice  is  disregarded  the  local  authority  may  remove  it  and  sell  it 
to  pay  all  or  part  of  the  expenses  of  removal. 

Sec.  50  authorises  local  authorities  by  public  announcement  in  the  district  or 
otherwise  to  give  notice  for  the  periodical  removal  of  manure  or  other  reluse  matter 
from  mews,  stables,  or  other  premises  under  a  penalty  not  exceeding  20/-  for  each  day 
during  which  the  notice  is  disregarded. 

WATER  SUPPLY  BY  LOCAL  AUTHORITIES. 

Sees.  51  to  70  empower  town  and  district  councils,  where  there  are  no  local  Acts 
to  the  contrary,  to — 

( 1 )  construct  and  maintain  waterworks  ; 

(2)  dig  wells  and  do  any  other  necessary  acts  ; 

(3)  take  on  lease  or  hire  or  purchase  any  waterworks  or  right  to  take  or  convey 

water  either  within  or  without  their  district ;  and 
{4)  contract  with  any  person  for  a  supply  of  water  ; 

(5)  construct  reservoirs  and  carry  mains  ; 

(6)  charge  water  rates  and  rents  ; 

(7)  supply  water  by  meter,  and  punish  fraud  in  connection  therewith  ; 

(8)  supply  the  authority  of  an  adjoining  district ; 

(9)  supply  water  for  public  baths,  or  trading  or  manufacturing  purposes  ; 

(10)  take  proceedings  against  any  person  responsible,  to  prevent  pollution  of 

streams  ; 

(11)  close  polluted  wells,  tanks,  cisterns,  or  pumps  on  the  order  of  the  local 

magistrates ; 

Sec.  55  provides  that  water  supplied  by  a  local  authority  shall  be  pure  and 
-wholesome,  and  may  be  a  constant  supply  at  high  pressure. 

Sec.  66  states  the  duty  of  the  urban  council  to  provide  fire  plugs,  and  indicate 
the  position  thereof. 
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House  owners  must  provide  water  supply  to  tenants. 

Sec.  62  empowers  local  authorities  to  compel  the  owner  of  any  house  within 
their  district  to  furnish  it  with  a  proper  supply  of  water,  provided  that  the  cost  does 
not  exceed — 

{a)  the  water  rate  authorised  by  any  local  Act  in  force  in  the  district ; 
(6)  twopence  a  week  where  there  is  no  local  Act ;  or 

{c)  such  other  cost  as  the  Local  Government  Board  may  determine  to  be 
reasonable. 

The  expenses  where  the  work  is  done  by  the  local  authority  in  default  of  the  owner 
may  be  charged  on  the  priperty  as  private  improvement  expenses. 

CELLAR  DWELLINGS. 

Sec.  71  prohibits  the  letting  or  occupation  separately  as  a  dwelling  of  any 
cellar,  vault,  or  underground  room  built  or  rebuilt  after  1875,  or  any  such  room  which 
was  not  lawfully  so  let  or  occupied  in  1875. 

Sec.  7^  provides  ihst  any  existing  cellar  still  allowed  to  be  occupied,  must 
comply  with  the  following  regulations  : — 

(a)  It  must  be  at  least  7ft.  high,  and  3lt.  of  its  height  must  be  above  the 
surface  of  the  street  or  ground  adjoining  or  nearest  to  it. 

(3)  It  must  have  an  open  area  along  its  whole  frontage  2ft.  6in.  wide,  and 
extending  upwards  from  6  inches  below  the  level  of  the  floor  to  the 
surface  of  the  street. 

{c)  It  must  be  properly  drained,  and  provided  with  a  refuse  receptacle  and  a 
proper  convenience. 

(d)  It  must  have  a  fireplace  and  chimney. 

(tf)  It  must  have  a  window  containing  at  least  9  square  feet,  unobstructed  by 
steps,  and  capable  of  being  opened. 

Sec.  73  imposes  a  penalty  not  exceeding  20s.  a  day,  for  illegal  occupation  of 
cellar  dwellings. 

Sec.  74  defines  "occupation  as  a  dwelling"  to  include  any  cellar  in  which 
any  person  passes  the  night. 

Sec.  75  empowers  the  magistrates  to  direct  the  permanent  closing  of  any  cellar 
in  respect  of  which  there  have  been  two  convictions  within  three  months. 

COMMON  LODGING  HOUSES. 

Sees.  76  to  79  make  it  compulsory  on  every  local  authority  to  keep  a  register  of 
common  lodging  house.<; ;  prohibit  the  keeping  of  a  common  lodging  house  unless  both 
the  house  and  the  keeper  are  duly  registered ;  empower  the  local  authority  to  refuse  a 
license  where  either  the  house  or  the  keeper  are  deemed  to  be  unsatisfactory ;  and 
authorise  the  fixing  up  of  a  notice  with  the  words  "  registered  lodging  house  "  on 
the  outside. 

Sec.  80  compels  all  local  authorities  to  make  byelaws — 

(1)  Fixing  and  from  time  to  time  varying  the  number  of  lodgers  who  may  be 

received  into  a  common  lodging  house. 

(2)  Providing  for  the  separation  of  the  sexes  therein. 

(3)  For  promoting  cleanliness  and  ventilation  in  such  houses. 

(4)  For  the  giving  of  notices  and  the  taking  precautions  in  the  case  of  any 

infectious  disease. 

(5)  Generally  for  the  well-ordering  of  such  hou.ses. 

Sec.  82  compels  the  keepers  of  such  houses  to  limewash  the  walls  and  ceilings, 
to  the  satisfaction  of  the  local  authority,  in  the  first  week  of  April  and  October,  subject 
to  a  penalty  not  exceeding  40s. 
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Sees.  83  to  88  provide — 

(1)  That  keepers  may  be  compelled  to  report  on  schedules  furnished  by  the 

local  authority,  certain  particulars  as  to  beggars  and  vagrants  resorting 
to  the  house. 

(2)  That  keepers  shall  give  immediate  notice  of  cases  of  infectious  disease  to  the 

medical  officer  of  health  and  to  the  poor  law  relieving  officer. 

(3)  That  officers  of  the  local  authority  shall  have  free  access  at  all  times  to  all 

parts  of  such  houses. 

(4)  That  three  convictions  under  this  Act  shall,  at  the  option  of  tlie  court, 

disqualify  any  person  as  the  keeper  of  a  common  lotlying  house. 

HOUSES  LET  IN  LODGINGS. 

Sec.  90,  as  modified  by  sec.  8  of  the  Housing  Act,  1885,  empowers  the  local 
authority  to  make  byelaws  for  all  or  any  part  of  their  district  with  respect  to  houses 
•or  parts  of  houses  let  in  lodgings  or  occupied  by  members  of  more  than  one  family. 
The  byelaws  may  provide  with  respect  to  such  dwellings — 

(1)  For  fi.xing  and  from  time  to  time  varying  the  number  of  persons  who  may 

occupy  them ; 

(2)  For  the  separation  of  the  sexes  ; 

(3)  For  the  registration  and  inspection  of  such  dwellings  ; 

(4)  For  enforcing  drainage  and  privy  accommodation  ; 

(5)  For  promoting  cleanliness  and  ventilation  ; 

(6)  For  their  cleansing  and  whitewashing  at  stated  times  of  the  year  ; 

(7)  For  the  paving  of  the  courts  and  courtyards  thereof; 

(8)  For  the  giving  of  notices  and  the  taking  of  precautions  in  the  case  of  any 

infectious  disease. 

NUISANCES. 
What  are  nuisances. 

Sec.  91  defines  nuisances  as — 

(1)  Any  premises  in  such  a  state  as  to  be  a  nuisance  or  injurious  to  health. 

(2)  Any  pool,  ditch,  gutter,  watercourse,  privy,  urinal,  cesspool,  drain,  or 

ashpit  so  foul  or  in  such  a  state  as  to  be  a  nuisance  or  injurious  to  health. 

(3)  Any  animal  so  kept  as  to  be  a  nuisance  or  injurious  to  health. 

(4)  Any  accumulation  or  deposit  which  is  a  nuisance  or  injurious  to  health. 

(5)  Any  house  or  part  of  a  house  so  overcrowded  as  to  be  dangerous  or  injurious 

to  the  health  of  the  inmates,  whether  or  not  members  of  the  same 
family. 

(6)  Any  chimney  (not  being  the  chimney  of  a  private  dwelling  house)  sending 

forth  black  smoke  in  such  quantity  as  to  be  a  nuisance. 

Inspection  of  district  for  nuisances. 

Sec.  92  provides  that  it  shall  be  the  duty  of  every  local  authority  to  cause  to  be 
•made  from  time  to  time,  inspection  of  their  district  with  a  view  to  ascertain  what 
nuisances  exist  calling  for  abatement  under  the  powers  of  this  Act,  and  to  enforce  the 
provisions  of  this  Act  in  order  to  abate  the  same. 

Who  may  g^ve  information  of  nuisances  to  local  authority. 

Sec.  93  provides  that  information  of  any  nuisance  under  this  Act  in  any  district 
*nay  be  given  to  the  local  authority  by — 

( 1 )  Any  person  aggrieved  thereby ; 

(2)  Any  two  inhabitant  householders  of  such  district ; 

(3)  Any  officer  of  such  authority  ; 

(4)  The  relieving  officer  of  such  district ; 

(5)  Any  constable  or  officer  of  the  police  force  of  such  district 
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Service  of  notice  by  local  authorities. 

Sec.  94  provides  lhat  on  the  receipt  of  any  information  respecting  the  existence 
of  a  nuisance,  the  local  authority  shall,  if  satisfied  of  the  existence  of  a  nuisance, 
serve  a  notice  on  the  person  by  whose  act,  default,  or  sufferance  the  nuisance  arises  or 
continues,  requiring  him  to  abate  the  same  within  a  specified  time,  and  to  execute  such 
works  and  do  such  things  as  may  be  neces?ary  for  that  purpose.  Where  the  nuisance 
arises  from  the  want  or  defective  construction  of  any  structural  convenience,  the 
notice  should  he  served  on  the  owner.  Where  neither  the  owner  nor  the  occupier  are 
responsible,  the  local  authority  may  themselves  abate  the  nuisance. 

If  the  notices  of  the  local  authority  are  disregarded. 

Sec.  95  requires  the  local  authority  to  lay  a  complaint  before  a  justice  when  any 
of  the  requisitions  of  their  notice  to  abate  a  nuisance  have  not  been  complied  with,  or 
if  the  nuisance,  though  al:)aied,  is  likely  to  recur  on  the  same  premises.  The  justice 
shall  thereupon  issue  a  summons  requiring  the  person  on  whom  the  notice  was  served 
to  appear  before  the  local  magistrates. 

Sec.  96  empowers  the  local  magistrates'  court  to  impose  a  penalty  not  exceeding 
jCS        costs,  and  also  to  make  an  order  requiring  the  persons  who  have  disregarded 

the  notice  of  the  local  authority 

(a)  To  comply  with  all  or  any  of  the  requisitions  of  the  notice  ;  or 

{d)  To  otherwise  abate  the  notice  within  a  specified  time,  and  if  required,  to 
execute  such  works  as  will  prevent  the  recurrence  of  the  nuisance. 

Sec.  97  empowers  the  local  magistrates  to  prohibit  the  use  of  any  house  or 
building  which,  in  the  judgment  of  the  court,  is  rendered  unfit  for  habitation  by  the 
existence  of  a  nuisance,  until  by  a  further  order  of  the  court,  the  house  or  building  is 
declared  fit  for  habitation. 

Penalty  for  disobeying  order  of  court. 

Sec.  98  imposes  a  penalty  not  exceeding  10/-  per  day  for  disobedience  of  an  order 
of  the  couri  relating  to  the  abatement  of  a  nuisance,  and  20/-  per  day  for  disobeying 
an  order  prohibiting  occupation  of  a  house.  It  also  empowers  the  local  authority  to 
enter  the  premises,  abate  the  nuisance,  and  recover  the  expenses  thereof  in  a  summary 
manner  from  the  person  on  whom  the  order  is  made. 

Appeal  to  Quarter  Sessions. 

Sec.  99  provides  for  an  appeal  10  the  court  of  quarter  sessions  against  an  order 
of  the  local  magistrates,  and  a  stay  of  other  proceedings  in  the  meantime. 

Power  of  entry  of  local  authority. 

Sec.  102  provides  for  the  admission  of  any  officers  of  the  local  authority  into  any 
premises — 

(a)  For  the  purpose  of  examining  as  to  the  existence  of  any  nuisances  thereon 
(d)  At  any  time  between  9  in  the  morning  and  6  in  the  evening  until  the 
nuisance  is  abated  ; 

{c)  If  admission  is  refused,  complaint  on  oath  must  be  made  to  any  justice  after 
giving  notice  in  writing  to  the  person  having  custody  of  the  premises, 
and  such  justice  may  by  order  under  his  hand  require  such  pei  son  to 
admit  any  officer  of  the  local  authority,  or  (sec.  103)  in  default  be  liable 
to  a  penalty  not  exceeding 

Costs  and  expenses  of  execution  of  provisions  relating  to  nuisances. 
Sec.  104  provides  that  all  reasonable  costs  and  expenses  incurred  in— 
{a)  Making  a  complaint,  or  giving  notice  ;  or 
(d)  Obtaining  an  order  of  the  court  or  any  justice  ;  or 
(f)  Carrying  the  same  into  effect, 
shall  be  deemed  to  be  money  paid  for  the  use  and  at  the  request  of  the  person  on 
whom  the  order  is  made,  or  if  no  order  is  made  then  of  the  person  by  whose  act 
or  default  the  nuisance  was  caused.    Where  this  is  the  owner,  the  expenses  may  be 
recovered  from  any  person  who  is  for  the  time  being  owner  of  such  premises. 
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Other  provisions  are — 

(1)  Costs  and  expenses  shall  not  exceed  one  year's  rackrent  of  the  premises. 

(2)  They  may  be  recovered  in  a  summary  manner  and  may  be  apportioned  by 

the  court  among  several  persons  responsible. 
(H)  They  may  be  recovered  gradually  from  the  occupier,  who  must  deduct  them 
^       from  time  to  time  out  of  his  rent,  but  need  not  pay  at  any  one  tome 

more  than  he  owes  in  rent. 
(4)  Owners  can  contract  out  of  this  section  as  to  responsibility. 
Power  of  individual  to  complain  to  a  justice  of  a  nuisance. 
Sec.  ICS  provides  that  complaint  may  be  made  to  a  justice  in  the  case  of  W J 
nuisance  on  any  premises  within  the  district  of  any  local  authority  by— 

(1)  Any  person  aggrieved  thereby  ; 

(2)  Any  inhabitant  of  such  district ; 

(3)  Any  owner  of  premises  within  such  district. 

Proceedings  shall  be  had  thereupon  with  the  like  incidents,  consequences,  penalties, 
andTrderl  as  in  the  case  of  a  complaint  by  a  local  authority.  The  court  may, 
however — 

(a)  Adjourn  the  hearing  of  the  summons  for  a  compulsory  examinaUon  of  the 

premises ; 

(d)  Authorise  any  constable  or  other  person  to  carry  out  the  order  with  the  like 
powers  and  restrictions  of  an  officer  of  the  local  authority. 

Local  Government  Board  may  authorise  police  officer  to  take 

proceedings. 

Sec  I06  provides  that  where  a  local  authority  has  made  default  in  doi  g  their 
duty  in  'relation  to  nuisances  under  this  Act,  the  Local  Government  Bo  ird  may 
authorise  any  local  officer  of  police  to  take  the  necessary  pioceedings 

Proceedings  in  superior  court  when  local  court  ineffective. 

If  in  the  opinion  of  the  local  authority  summary  proceedings  would  afford  an 
madequate  remedy,  they  may  cause  proceedings  to  be  taken  against  any  person  m  any 
superior  court  of  law  or  equity  to  enforce  the  abatement  or  prohibition  of  any  nuisance 
under  this  Act. 

Sec  I08  enables  a  local  authority  whose  district  is  suffering  from  a  nuisance 
wholly  or  partly  arising  in  another  district,  to  take  proceedings  in  the  court  of  such 
other  district  against  the  person  causing  or  permitting  the  nuisance. 

Overcrowding— closing  order  after  two  convictions. 

Sec.  109.  Where  two  convictions  within  three  months  have  taKen  place  under  the 

provisions  of  any  Act  relating  to  the  overcrowding  of  a  house,  the  local  police  court, 
on  the  application  of  the  local  authority,  may  close  such  house  for  such  period  as  the 
court  may  deem  necessary. 

STREETS. 

Sec.  149  vests  in  the  local  authority  all  streets  which  are  highways  repairable  by 
the  inhabitants  at  large,  and  throws  upon  such  authority  the  duty  of  causing  such 
streets  to  be  properly  levelled,  paved,  metalled,  flagged,  channelled,  altered,  repaired, 
protected,  and  cleaned. 

Sec.  150  provides  that  where  "Private  Streets"  (i.e.,  streets  constructed _ by 
private  individuals  and  not  dedicated  to  or  repaired  and  cleaned  by  the  local  authority) 
are  not  properly  constructed,  lighted,  maintained,  or  cleaned  by  "the  owners"  of 
property  therein,  the  local  authority  may  compel  the  owners  to  put  the  street  into 
proper  condition  in  all  or  any  of  the  foregoing  respects,  and  in  default  the  local 
authority  may  execute  the  whole  of  the  necessary  works  themselves,  charging  the 
expenses  on  the  respective  owners  in  proportion  to  the  extent  and  value  of  their 
property.  In  either  case  the  work  has  to  be  done  in  accordance  with  plans  and 
specifications  approved  by  the  surveyor  to  the  local  authority. 
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Sec.  152  empowers  the  local  authority  to  declare  such  streets  to  be  hic'bways 
repairable  by  the  inhabitants  at  lary;e,  unless  a  majority  of  the  owners  object  'thereto 
in  writing.  ■' 

Sec.  154  enables  town  and  urban  district  councils  to  purchase  any  premises  for 
the  purpose  of  widening,  opening,  enlarging,  or  otherwise  improving  any  street,  or 
making  any  new  street.  i        t,  j 

Sees.  154  to  156  empower  local  authorities — 

to  purchase  premises  for  improving  existing  streets  or  (with  the  consent  of  the 
Local  Government  Board)  making  any  new  street  (sec.  154) ; 

to  prescribe  a  building  line  in  accordance  with  which  houses  pulled  down  shall 
be  rebuilt  after  compensation  settled  by  arbitration  in  case  of  dispute 
(sec.  15s) ; 

to  prohibit  the  bringing  forward  of  any  house  or  building  or  any  part  thereof 
beyond  the  front  wall  of  the  house  or  building  on  either  side  thereof. 
Penalty  40s.  per  day  (sec.  156). 

NEW  BUILDINGS -BYELAWS. 
Sec.  157  empowers  every  urban  authority  to  make  byelaws  with  respect  to — 

(1)  The  level,  width,  and  construction  of  new  streets,  and  the  provisions  for 

the  sewerage  thereof — 

(2)  The  structure  of  walls,  foundations,  roofs,  and  chimneys  of  new  buildings 

for  securing  stability  and  the  prevention  of  fires  and  for  purposes  of 
health ; 

(3)  The  sufficiency  of  the  space  about 'buildings  to  secure  a  free  circulation  of 

air,  and  with  respect  to  the  ventilation  of  buildings  ; 

(4)  The  drainage  of  buildings,  the  water-closets,  earth-closets,  privies,  ash-pits, 

and  cesspools  in  connection  with  buildings,  and  to  the  closing  of 
buildings  or  parts  of  buildings  unfit  for  human  habitation,  and  to 
prohibition  of  their  use  for  such  habitation. 

What  is  a  new  building? 

Sec.  159  defines  a  "new  building"  for  the  purposes  of  this  Act  to  be — 

(a)  Any  building  pulled  down  to  or  below  the  ground  floor ; 

{b)  Any  frame  building  of  which  only  the  framework  is  left  down  to  the  ground 
floor ; 

(f)  Any  building  not  originally  constructed  for  human  habitation  which  is 
converted  into  a  dwelling  house  ; 

(d)  Any  single  dwelling  house  converted  into  more  than  one  dwelling  house. 
BORROWING  POWERS. 

Sec.  233  i^rovides  that  any  local  authority  may,  with  the  sanction  of  the  Local 
Government  Board,  borrow  or  reborrow  any  sums  of  money  necessary  for  defraying 
any  costs,  charges,  or  expenses  incurred  by  them  in  the  execution  of  this  Act.  An 
urban  authority  may  do  so  on  the  credit  of  any  fund  or  all  or  any  of  their  rates  under 
this  Act,  and  they  may  mortgage  such  funds  or  rates  as  security  for  the  loan. 

A  rural  authority  may  do  so — 

(a)  On  the  credit  of  the  common  fund  if  intended  to  be  applied  to  general 
expenses  of  such  authority. 

{b)  On  the  credit  of  the  rates  out  of  which  "special  expenses"  are  payable  if 
intended  to  be  applied  to  "special  expenses." 

Regulations  as  to  borrowing  powers. 

Sec.  234  provides — 

(i)  That  money  shall  not  be  borrowed  except  for  what  the  Local  Government 
Board  may  determine  to  be  permanent  works, 
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(2)  The  total  debt  of  the  authority  under  the  Sanitary  Acts  shall  not  at 

any  time  exceed  the  assessable  value  for  two  years  of  the  premises 
assessable  within  the  district. 

(3)  Where  the  debt  exceeds  one  year's  assessable  value,  a  local  inquiry  by  a 

Local  Government  Board  Inspector  is  imperative. 

(4)  The  money  may  be  borrowed  for  any  such  time  not  exceeding  six^ 

years  as  the  local  authority  with  the  sanction  of  the  Local  Government 
Board  may  determine  in  each  case. 

(5)  The  loan  must  be  discharged  either  by  paying  off  equal  annual  instalments 

of  principal  and  interest,  or  by  investing  annually  such  sums  as  w,ii  at 
compound  interest  form  a  sinking  fund  sufficient  to  pay  off  all  the  debt 
at  the  end  of  the  period. 
Sec.  235  empowers  a  local  authority  to  borrow  on  the  credit  of  its  sewage  land 
and  plant  up  to  three-fourths  of  the  purchase  money,  and  such  powers  shall  be  distinct 
from  and  in  addition  to  the  general  borrowing  powers  conferred  by  this  Act. 

Sees.  2xt  to  239  deal  with  the  mortgages  in  respect  of  loans,  and  provide  for 
their  form  (sec.  236),  registration  (sec.  237),  transfer  (sec,  238),  and  recovery  by 
appointment  of  a  receiver  in  certain  cases  (sec.  239). 

Sees.  240  and  241  provide  for  the  granting  and  registration  of  rentcharges  on 
premises  in  respect  of  advances  made  by  any  person  for  private  improvement  expenses 
under  this  Act. 

Loans  from  the  Public  Works  Loan  Commissioners. 

Sees.  242  and  243  empower  the  Public  Works  Loans  Commissioners  to  lend  to 
local  authorities  on  the  recommendation  of  the  Local  Government  Board  upon  the 
following  conditions  :— 

(1)  For  a  period  not  exceeding  fifty  years. 

(2)  Interest  at  such  rate  as  may,  in  the  judgment  of  the  commissioners  of  the 

Treasury,  be  necessary  in  order  to  enable  the  loan  to  be  made  without 
loss  to  the  Exchequer. 

(3)  In  determining  the  period  of  the  loan,  the  Local  Government  Board  shall 

have  regard  to  the  probable  duration  and  continuing  utility  of  the  works 
in  respect  of  which  the  same  is  required. 

Sec.  244  confers  similar  powers  of  borrowing  within  the  limits  of  their  duties 
upon  Joint  Boards  and  Port  Sanitary  Authorities. 

LOCAL  GOVERNMENT  BOARD  INQUIRIES. 

Sec.  293  empowers  the  Local  Government  Board  to  make  such  inquiries  as  they 
see  fit  in  relation  to  any  matters  concerning  the  public  health  in  any  place,  or  any 
matters  with  respect  to  which  their  sanction  or  approval  or  consent  is  required  by  this 
Act. 

Costs. 

Sec.  294  empowers  the  Local  Government  Board  to  make  orders  as  to  the  parties 
by  whom  or  the  rates  out  of  which  such  costs  shall  be  borne. 

Sec.  295  makes  all  Local  Government  Board  orders  in  pursuance  of  this  Act 
binding  and  conclusive. 

Powers  of  Local  Government  Board  Inspectors. 

Sec.  296  empowers  inspectors  of  the  Local  Government  Board  to  have  fiill 
powers — 

(1)  For  caUing  and  examining  witnesses  ; 

(2)  For  the  production  of  papers  and  accounts ;  and 

(3)  For  the  inspection  of  places  and  matters  required  to  be  inspected  (c  fc 

Powers  of  Poor  Law  Inspectors). 
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PUBLIC  HEALTH  ACT,  1875. 
FORMS. 

Form  A. 

FORM  OF  STATUTORY  NOTICE  BY  LOCAL  AUTHORITY  EEQUnUKQ 
ABATEMENT  OF  NUISANCE. 

To  [tersm  causing- 1  he  nuisance,  or  owner  or  occupier  of  the  premises  whereon  th4 
nuisance  exists,  as  the  case  may  l/e]. 

Take  notice  that  under  the  provisions  of  the  Public  Health  Act,  1875,  the 
[describe  the  local  authority']  being  satisfied  of  the  existence  of  a  nuisance  at  [describe 
premiics  or  place  where  the  7iuisance  exists'],  arising  from  [describe  the  cause  of  nuisance, 
for  tttstance,  want  of  a  privy  or  drain  ;  or  for  further  instance,  a  ditch  or  drain  so 
foul  as  to  be  a  nuisance  or  injurious  to  health ;  or  fur  further  instaTue,  swine  kept  so 
as  to  be  a  nuisance  or  injurious  to  health],  do  hereby  require  you  within 

from  the  service  of  this  notice  to  abate  the  same,  and  for  that  purpose 
to  [state  any  things  required  to  be  done  or  works  to  be  executed]. 

If  you  make  default  in  complying  with  the  requisitions  of  this  notice,  or  if  the 
said  nuisance,  though  abated,  is  likely  to  recur,  a  summons  will  be  issued  requiring 
your  attendance  to  answer  a  complaint  which  will  be  made  to  a  court  of  summary 
jurisdiction  for  enforcing  the  abatement  of  the  nuisance,  and  prohibiting  a  recurrence 
thereof,  and  for  recovering  the  costs  and  penalties  that  may  be  incurred  thereby. 

Dated  this  day  of  18  . 

Signature  of  officer\ 
of  local  authority  J 


Form  B. 

FORM  OF  SUMMONS  FOR  DISREGARDING  NOTICE  OF  LOCAL 

AUTHORITY. 

Summons. 

To  the  owner  or  occupier  of  [describe  premises],  situated  at  [insert  suck  a 
description  as  may  be  sufficient  to  identify  the  premises],  or  to  A.B.  of 

County  of  boroughl  ^"""^  ^"^^  lequired  to  appear  before  [describe  the  court  of 
of  ,  or  district  I  summary  jurisdiction],  at  the  petty  sessions  [or  court]  holden 

of  ,orcis  the  j  at  on  the  day  of  next, 

cau  may  be\u>  ^t.    J  at  the  hour  of  in  the  noon, 

to  answer  the  complaint  this  day  made  to  me  by  , 
that  in  or  on  the  premises  above  mentioned  [or  in  or  on  certain  premises  situated  at 
No.       in  the  street  in  the  parish  of  or  such  other  description 

or  referc7ice  as  may  be  sufficient  to  identify  the  premises],  in  the  district  under  the 
Public  Health  Act,  1875,  of  [describe  the  local  authority],  the  following  nuisance  exists 
[describing  it,  as  the  case  may  be],  and  that  the  said  nuisance  is  caused  by  the  act,  or 
default  of  the  occupier  [or  owner]  of  the  said  premises,  <7r  by  you  .4.  i9.  [or  in  case 
the  nuisance  be  discontinued,  but  likely  to  be  repeated,  say,  there  existed  recently,  to 
wit,  on  or  about  the  day  of  on  the  premises,  the  following 

nuisance  [describe  the  nuisance]  and  that  the  said  nuisance  was  caused  [etc.],  and 
although  the  same  has  since  the  last-mentioned  day  been  abated  or  discontinued, 
there  is  reasonable  ground  to  consider  that  the  same  or  the  like  nuisance  is  likely  to 
recur  on  the  said  premises]. 

Given  under  my  hand  and  seal  this  day  of  18  • 


/.S.  (L.S.) 
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Form  C. 

FOEM  OF  OEDEE  BY  JUSTICES  COUET  FOE  ABATEMENT  OE 
PROHIBITION  OF  NUISANCE. 

To  the  owner  [or  occupier]  of  [descride  the  premises]  situated  {give  such  description 
as  may  be  sufficient  to  identify  the  premises],  or  to  A.B.  of 

County  of  WHEREAS  on  the  day  of  .  > 

[<»r  borough,  etc.,  of    I      complaint  was  made  before  >  Esquire, 

.  "''I      one  of  Her  Majesty's  justices  of  the  peace  acting  in  and  for 

TTthe  case  may  be\.]  the  counly  \pr  other  jurisdiction]  Stated  in  the  margin, 
\pr  as  the  case  may  be],  by  that  in  or  on  certain  premises 

situated  at  in  the  district  under  the  public  Health  Act, 

1S75,  of  [describe  the  local  authority],  the  following  nuisance  then  existed  \_descnbing 
it];  and  that  the  said  nuisance  was  caused  by  the  act  or  default  of  the  owner  \pr 
occupier]  of  the  said  premises  \pr  was  caused  hy  A.B.]  [If  the  mnsance  has  been 
removed,  say,  the  following  nuisance  existed  on  or  about  [the  day  the  nuisance  was 
ascertained  to  exist],  and  that  tlie  said  nuisance  was  caused,  etc. ,  and  although  the 
same  is  now  removed,  the  same  or  the  like  nuisance  is  likely  to  recur  on  the  same 
premises]. 

And  whereas  the  owner  [or  occupier]  within  the 

meaning  of  the  said  Public  Health  Act,  1875,  [or  the  said  A.B.,]  hath  this  day 
appeared  before  us  [{o-r  me)  describi7ig  the  court],  to  answer  the  matter  of  the  said 
complaint  [or  in  case  the  party  charged  do  not  appear,  say,  and  whereas  it  hath  been 
this  day  proved  to  our  {or  my)  satisfaction  that  a  true  copy  of  a  summons  requiring 
the  owner  [or  occupier]  of  the  said  premises  [or  the  said  ^.^.]  to  appear  this  day 
before  us  [or  me]  hath  been  duly  served  according  to 

the  said  Act. 

Now  on  proof  here  had  before  us  [or  me]  that  the  nuisance  so  complained  of  doth 
exist  on  the  said  premises,  and  that  the  same  is  caused  by  the  act  or  default  of  the 
owner  [or  occupier]  of  the  said  premises  [or  by  the  said  A.B.],  we  [or  I],  in  pursuance 
of  the  said  Act,  do  order  the  said  owner  [or  occupier,  or  A.B.],  within  [specify  the 
time]  from  the  service  of  this  order  or  a  true  copy  thereof  according  to  the  said  Act 
[here  specify  any  things  required  to  be  done  or  works  to  be  executed,  as,  for  instance, 
to  provide  for  the  cleanly  and  wholesome  keeping  of,  or,  to  remove  the  animal  kept 
so  as  to  be  a  nuisance  or  injurious  to  health  ;  or,  for  further  instance,  to  cleanse, 
whitewash,  purify,  and  disinfect  the  said  dwelling  house  ;  or,  for  further  instance,  to 
construct  a  pri^'y  or  drain,  etc.  ;  or,  for  further  instance,  to  cleanse,  or  to  coyer,  or  to 
fill  up  the  said  cesspool,  etc.],  so  that  the  same  shall  no  longer  be  a  nuisance  or 
injurious  to  health  as  aforesaid. 

[And  if  it  appear  to  the  court  that  the  nuisance  is  likely  to  recur  on  the  premises 
say  [And  we]  [or  I]  being  satisfied  that,  notwithstanding  the  said  cause  or  causes  of 
nuisances  may  be  removed  under  this  order,  the  same  is  or  are  likely  to  recur,  do 
therefore  prohibit  the  said  owner  [or  occupier,  or  A.B.,]  from  [here  insert  the  matter 
of  the  prohibition,  as,  for  instance,]  from  using  the  said  house  or  building  for  human 
habitation  until  the  same,  in  our  [or  my]  judgment,  is  rendered  fit  for  that  purpose]. 

In  case  the  nuisance  were  removed  before  complaint,  say.  Now  on  proof  here  had 
before  us  [or  me]  that  at  or  recently  before  the  time  of  making  the  said  complaint, 
to  wit,  on  as  aforesaid,  the  cause  of  the  nuisance  complained 

(rf  did  exist  on  the  said  premises,  but  that  the  same  hath  since  been  removed,  yet, 
notwithstanding  such  removal,  we  [or  I]  being  satisfied  that  it  is  likely  that  the  same 
or  the  like  nuisance  will  recur  on  the  said  premises,  do  hereby  prohibit  [order  of 
prohibition] ;  and  if  this  order  of  prohibition  be  infringed,  then  we  [or  I]  [order  on 
local  authority  to  do  works]. 

Given  under  the  hands  amd  seals  of  us,  [or  the  hand  and  seal  of  me,  deseribing- 
the  court]. 

This  day  of  18  . 

J.S.  (L.S.) 
f.S.  (I..S.) 
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Form  F. 

OEDER  OF  JUSTICE  FOR  ADMISSION  OF  OFFICER  OF  LOCAL  AUTHORITY. 

Whereas  {describe  the  local  authority]  have  by  their  officer  {naming  Aim]  made 
application  to  me,  ^.B.,  one  of  Her  .Majesty's  justices  of  the  peace  having  jurisdiction 
in  and  for  [describe  the  place],  and  the  said  officer  has  made  oath  to  me  that  demand 
has  been  made  pursuant  to  the  provisions  of  the  Public  Health  Act,  1875,  for 
admission  to  {describe  situation  of  premises  so  as  to  identify  them],  for  the  purpose  of 
{describe  the  purpose,  as  the  case  may  be,]  and  that  such  demand  has  been  refiised. 

Now,  therefore,  I,  the  said  A.B.,  do  hereby  require  you  {name  the  person  having 
custody  of  the  premises],  to  admit  the  said  {name  the  local  authority],  {or  the  o£&cer 
of  the  said  local  authority],  to  the  said  premises,  for  the  purpose  aforesaid. 

Given,  etc.  ( as  in  last  form ). 


Form  G. 

FORM  OF  NOTICE  REQUIRING  OWNER  TO  SEWER,  ETC.,  PRIVATE 

STREET. 

To  the  owner  of  certain  premises 

fronting,  adjoining,  or  abutting  on  a  certain  street  called 
within  the  district  of  {describe  the  local  authority]. 

Whereas  the  said  street  is  not  sewered,  levelled,  paved,  flagged,  and  channelled  to 
the  satisfaction  of  the  above-named  {local  authority];  and  whereas  your  said  premises 
front,  adjoin,  or  abut  on  certain  parts  of  the  said  street  which  require  to  be  sewered, 
levelled,  paved,  flagged,  and  channelled  :  Now,  therefore,  the  said  {local  authority] 
hereby  give  you  notice  (in  pursuance  of  the  Public  Health  Act,  1875),  to  sewer,  levc-1, 
pave,  flag,  and  channel  the  same  within  the  space  of  {state  the  time]  from  the  dale 
hereof,  in  manner  following  :  (that  is  to  say)  the  sewers  to  be  laid  or  made  {here 
describe  the  mode  to  be  adopted  and  material  to  be  used],  of  the  sizes  and  forms,  and 
at  the  rate  or  rates  of  inclination  shown  on  the  plans  and  sections  of  the  works  as 
prepared  by  the  surveyor  of  the  {local  autho7-ity]. 

Every  gully  for  surface  draining,  and  its  connexion  with  the  sewer,  to  be  placed 
as  shown  on  the  said  plans,  and  to  be  constructed  of  the  forms,  materials,  and 
dimensions  as  shown  on  the  said  plans. 

A  foundation  for  the  carriageway  and  footway  in  the  said  street  to  be  formed  in 
the  following  manner  {heix  describe  the  jnode  to  be  adopted  and  the  material  to  be  used], 
and  the  said  carriageway  and  footway  to  be  paved  {here  describe  the  mode  to  be  adopted 
and  the  material  to  be  u<;ed]. 

The  channel  stones  to  be  {here  describe  the  mode  to  be  adopted  and  the  material  to 
be  used].  The  curb  or  side  stones  to  be  {he?-e  describe  the  mode  to  be  adopted  and  the 
material  to  be  used]. 

The  whole  of  the  above-mentioned  works  to  be  executed  by  you  in  accordance 
with  the  plans  and  sections  hereinbefore  referred  to,  and  now  lying  for  inspection  by 
you  at  the  office  of  the  [local  authority],  situate  in  street,  in 

aforesaid,  and  the  dimensions,  widths,  and  levels  shown  thereon,  and  to  be  done  in 
a  good,  workmanlike,  and  substantial  manner,  to  the  satisfaction  of  the  said  [local 
authority],  or  their  surveyor. 

Dated  this  day  of  18  . 

Clerk  to  the  said  {local  authority]. 
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PUBLIC  HEALTH  ACTS  AMENDMENT  ACT,  1890. 

Part  III  of  this  Act  has  to  be  first  adopted.  _  _  . 

Sees.  3,  i6,  17,  and  47  impose  penalties  for  passing  various  injurious  matters 
into  public  sewers.  .  ,  . 

Sec.  21  empowers  local  authorities  to  enforce  the  proper  cleansing  and  main- 
tenance of  the  "walls,  floors,  seats,  or  fittings"  of  any  sanitary  coiivenience  used  in 
common  by  the  occupiers  of  two  or  more  separate  dwelhngs,  and  renders  each  of 
them  liable  to  a  penalty  of  10/-,  and  a  daily  penalty  not  exceedmg  Sh  for  default. 

Sec.  23  extends  sec.  157  of  the  Public  Health  Act,  1875,  so  as  to  empower 
every  urban  authority  to  make  byelaws  with  respect  to  the  following  inatters  :— 

(1)  The  keeping  waterclosets  supplied  with  sufficient  water  for  flushing  : 

(2)  The  structure  of  floors,  hearths,  and  staircases,  and  the  height  of  rooms 

intended  to  be  used  for  human  habitation  ; 

(3)  The  paving  of  yards  and  open  spaces  in  connection  with  dwelling  houses ; 

(4)  The  provision  of  secondary  means  of  access  in  connection  with  the  laying 

out  of  new  streets.  . 
Any  byelaws  under  sec.  157  as  above  extended  with  regard  to  the  drainage  of 
buildings,  and  to  waterclosets,  earthclosets,  privies,  ashpits,  and  cesspools  in  connection 
with  buildings,  and  the  keeping  waterclosets  supplied  with  sufficient  water  for  flushing, 
may  be  made  so  as  to  affect  buildings  erected  before  the  times  mentioned  in  the  said 

section.  .  .    „       j  n- 

Sec.  24  prohibits  the  occupation  of  rooms  over  "privies     as  dwelhngs  or 

sleeping  rooms  or  workrooms  under  a  penalty  of  40/-,  and  a  daily  penalty  of  10/-. 
Sec.  2";  prohibits  building  on  sites  made  up  of  unhealthy  deposits. 
Sec.  26  enables  an  urban  authority  to  make  byelaws  for  regulating  or  preventing 

the  removal  or  carriage  through  the  streets  of  any  offensive  or  noxious  matter  or 

liquid. 

Sec.  26  provides  that  where  any  court  or  passage  leading  to  the  back  of  several 
buildings  in  separate  occupations  (and  not  being  a  highway  repairable  by  the 
inhabitants  at  large)  is  not  regularly  and  effectually  swept  and  kept  clean  and  free 
from  rubbish  or  other  accumulation  to  the  satisfaction  of  the  urban  authority,  the 
urban  authority  may,  if  they  think  fit,  cause  to  be  swept  and  cleaned  such  court  or 
passage.  _ 

The  expenses  thereof  shall  be  apportioned  between  the  occupiers  of  the  buildings 
by  the  surveyor  of  the  urban  authority,  suljject  to  an  appeal  to  petty  sessions,  and 
may  be  recovered  summarily. 

Byelaws  may  be  made  to  prevent  buildings  being  altered  in  such  a  way  that  if 
at  first  so  constructed  they  would  have  contravened  the  byelaws. 

Rural  district  councils  are  empowered  to  make  certain  series  of  byelaws  without 
an  order  of  the  Local  Government  Board,  as  required  by  the  Public  Health  Act,  1875. 


MODEL  BYELAWS. 

[  Where  no  clause  is  mentioned,  the  reference  is  to  the  Supplemental  Byelaws  under 
the  Public  Health  Act,  i8go.  The  fibres  as  to  thickness  of  walls  and  size  of  timbers, 
etc.  {pp.  88-go),  are  subject  to  local  modificacions.  Those  given  here  are  taken  from 
the  Richmond  Byelaws,  which  are,  on  the  average,  about  as  stringent  as  any  on  these 
points], 

NEW  STREETS  AND  BUILDINGS. 

DEFINITIONS. 

(Clause  i). 

Base,  applied  to  a  wall,  means  the  underside  ol  the  course  immediately  above  the 
footings. 

Topmost  storey  means  the  uppermost  storey  in  a  building,  whether  constructed 
wholly  or  partly  in  the  roof  or  not,  and  whether  used  or  constructed  or 
adapted  for  human  habitation  or  not. 
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Party  Wall  means — 

(a)  A  wall  forming  part  of  a  building  and  being  used  or  constructed  to  be  used 
in  any  part  of  the  height  or  length  of  such  wall  for  separation  of  adjoining 
buildings  belonging  to  different  owners,  or  occupied  or  constructed  or 
adapted  to  be  occupied  by  different  persons  ;  or 

{d)  A  wall  forming  part  of  a  building  and  standing  in  any  part  of  the  length 
of  such  wall  to  a  greater  extent  than  the  projection  of  the  footings  on  one 
side  on  grounds  of  different  owners. 

External  Wall  means  an  outer  wall  of  a  building  not  being  a  party  wall,  even  though 
adjoining  to  a  wall  of  another  building. 

Dwelling  House  means  a  building  used  or  constructed  or  adapted  to  be  used  wholly 

or  principally  for  human  habitation. 

Width,  applied  to  a  new  street,  means  the  whole  extent  of  space  intended  to  be 
used    .    .    .    measured  at  right  angles  to  the  course  or  direction  of  such  street. 

"  Good  Cement  Concrete  shall  mean  .  .  .  at  least  one  part  of  good  Portland 
cement  thoroughly  incorporated  with  six  parts  of  clean  ballast  and  sharp  sand." 

"Good  Mortar  shall  mean    .    .    .    good  lime  and  clean  sharp  sand  or  grit  mixed 

in  the  proportion  of  one  of  lime  to  three  of  sand  or  grit." 

NEW  STREETS. 

New  Streets  must  have  widths  as  follows — 

Front  Streets. — Carriage  roads  (including  all  front  streets  over  too  feet  long), 
minimum  total  width,  36  feet.  Other  front  streets,  minimum  total  width, 
24  feet. 

Back  Streets. — Width  may  be  regulated  by  a  byelaw  under  see.  23  (i). 
Public  Health  Act  (Amendment)  Act,  1890,  providing  for  a  width  of — 

13  feet  if  under  ICQ  yards  long; 

16  feet  if  over  100  yards  long.     [Clauses  4,  5,  6,  and  6  (a)]. 
Construction  of  Streets. — Carriage  roads  must  have — 

[a)  Carriageway  24  feet  wide  ; 

(b)  Height  of  crown  not  less  than  ^  to  ^  of  an  inch  for  ever}'  foot  of  width ; 
(f )  Footway  not  less  than  ^th  total  width  of  street ; 

{d)  Slope  of  footway,  %.  \.o  yz  ol  an  inch  for  every  foot  of  width ; 

(«)  Height  of  kerb  above  channel,  between  3  and  7  inches ; 

{/)  Entrance  at  one  end  of  the  full  width  of  street.    {Clauses  7  and  8\, 

SITE. 

If  any  site  has  been  filled  up  with  any  material  impregnated  with  foecal  or  animal 
or  vegetable  matter,  it  must  be  properly  removed  or  excavated  before  building 
is  allowed.    {Clause  9].    The  whole  ground  surface  to  be  covered — 

(a)  With  good  bituminous  asphalte,  at  least  i  inch  thick,  on  a  layer  of  good 

cement  concrete,  3  inches  thick  ;  or 
{b)  With  a  layer  of  good  cement  concrete,  rammed  sohd,  at  least  6  inches 
thick.    {Clause  10], 

CONSTRUCTION  OF  BUILDINGS— WALLS. 

Foundations. — Every  wall  must  rest  on  proper  footings, 
(l)  The  footings  must  rest  on — 

{a)  Solid  undisturbed  gravel ;  or 

(b)  Good  concrete,  not  less  than  12  inches  in  thickness  ;  or 

(f)  Some  other  solid  sub-structure  as  a  foundation.    {Clause  16}. 
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(2)  At  their  widest  part  Ihey  must  project  half  the  thickness  of  the  wall  on 
either  side  of  its  base,  and  diminish  in  regular  offsets  upwards. 

(3)  They  must  be  equal  in  height  to  at  least  two-thirds  of  the  thickness  of  the 
wall,    [c/ause  ij]. 

Damn  Course.-Every  wall  must  have  a  proper  damp  course  below  the  level  of  the 
lowest  tfmbers,  and  not  less  than  6  inches  above  the  surface  of  the  ground 
adjoining.    [C/ause  17]. 

Basement  Walls.— Walls  below  the  surface  of  the  ground  shall  be  double,  with  an 
intervening  cavity  of  2>^  inches.    [Proviso  lo  Clause  17]. 

Materials  for  Walls  must  be  of  good  bricks,  stone,  or  other  hard  and  incombustible 
a"Sia°  properly  bonded,  and  solidly  put  together  with  g«o^l .  ^^/^^^ 
good  cedent,  or  with  good  cement  and  clean  sharp  sand  or  grit,  mixed  m  the 
proportion  of  one  of  cement  to  five  of  sand  or  grit.    [Clause  //J. 

Tile-hune-  Walls.— Detached  or  semi-detached  houses  of  two  or  more  storeys, 
feft  irom  other  buildings,  may  have  external  walls  oj  two  topmost  storeys 
made  of  timber  framing,  hUed  in  with        inches  of  brickwork  covered  wuh 
''weather  tiling,"  if  the  wall  of  the  storey  below  is  of  the  tlnckness  required  by 
the  byelaws. 

Timber-framed  buUdings  may  only  be  erected  on  the  following  conditions— 

(a)  The  building  shall  be  at  least  15  feet  from  any  adjoining  building  not  being 

in  the  same  curtilage  ; 
iV)  The  timber  framing  shall  be  properly  put  together,  and  the  spaces  between 

completely  filled  in  with  brickwork  ; 
U)  A  thickness  of  at  least        inches  shall  be  placed  at  the  back  of  every 

portion  of  timber,  and  properly  bonded  to  the  brickwork  between  the 

umbers ; 

(d\  A  block  of  not  more  than  three  houses  may  be  constructed  as  above  i^ 
separated  by  party  walls  projecting  at  least  i  inch  m  front  of  any  timber 
framing  in  any  adjoining  external  waU.    [Proviso  to  Clause  ii\ 

Walls  must  be  plumb.-No  part  of  a  wall,  except  a  mere  architectural  ornament  or 
a  proper  corbel,  shall  overhang  any  part  beneath  it.    [Clause  /jj. 

Hollow  walls  may  be  constructed  on  the  following  conditions— 
(i)  The  cavity  between  shall  not  exceed  3  inches ; 

[21  The  inner  and  outer  parts  of  the  wall  shall  be  securely  tied  with  suitable 
'     bonding  ties,  not  more  than  3  feet  apart  horizontally,  and  18  inches 
vertically ; 

(3)  The  thickness  of  each  wall  shall  be  at  least  4)^  inches ; 

(4)  All  woodwork  in  the  cavity  shall  be  completely  protected  by  a  layer  of 
material  impervious  to  moisture.    [Proviso  to  Clause 

The  Height  of  Walls  must  be  measured  from  the  base  to  the  highest  part  of  the 
vSu,  or  in  the  ca^e  of  a  gable,  to  half  the  height  of  the  gable.    [Clause  iS\. 

The  Length  of  Walls  must  be  measured  from  the  centre  of  one  return  wall  to  the 
centre  of  another.    [Clause  i8\. 

THICKNESS  OF  WALLS -(DOMESTIC  BUILDINGS). 

[Frovi  Richmond  Byelaws— slight ly  modified  from  Model  Byelaws^ 

The  Thickness  of  Walls  must  depend  upon— 
(a)  Their  height  and  length  ; 
{J>)  The  material  of  which  they  are  constructed. 

P 
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The  minimum  thicknesses  for  brick  walls  are  as  follows,  cement  concrete  and  rubble 
masonry  bemg  one-third  thicker  in  each  case.    [C/ause  22  (a J\  :— 


Height  of  Wall. 

Length  of  Wall. 

Minimum  Thicknkss. 

Not  over 

25  feet 

Not  over  30  feet 

9  inches  (if  only  two  storeys). 

25 

>  > 

.»       30  „ 

( If  more  than  two  storeys 
•j  13^  inches  below  the  topmoststorey; 
\_9  inches  the  rest  of  its  height. 

30 

>) 

30  „ 

do.          do.          do.  do. 

40 

>> 

30  to  35  feet  - 

do.          do.          do.  do. 

50 

i> 

Not  over  30  feet 

do.          do.          do.  do. 

1* 

40 

j> 

30  to  45  feet 

( 18  inches  for  one  storey  ; 
-j  13^  inches  below  the  topmost  storey ; 
1^9  inches  for  the  rest  of  its  height. 

SO 

j> 

30to4S  „ 

do.          do.          do.  do. 

60 

»> 

TVTnl"  nv**r  in  fpAt* 

/ 18  inches  for  one  storey  ; 

I  I3i  inches  for  rest  of  its  height. 

» 

SO 

45  to  50  feet 

inches  for  one  storey  ; 
-  18  inches  next  storey ; 
(_i3i  inches  for  rest  of  its  height. 

U 

60 

»» 

Not  over  50  feet 

/ 18  inches  for  two  storeys ; 

1 13^  inches  for  rest  of  its  height. 

» 

60 

>» 

Over  50  feet 

|'22^  inches  for  one  storey ; 

■(  iS  inches  for  next  two  storeys  ; 

ti3j  inches  for  rest  of  its  height. 

60  to  70  feet 

Not  over  45  feet 

do.          do.          do.  do. 

60  to  70 

Over  45  feet 

r  27  inches  for  one  storey ; 
J  22^  inches  for  next  two  storeys  ; 
j  18  inches  for  next  storey  ; 
^13^  inches  for  rest  of  its  height. 

70  to  80  ,, 
[Clause  ig\. 

Not  over  45  feet 

(22^  inches  for  one  storey  ; 
-{18  inches  for  next  three  storeys ; 
li3i  inches  for  rest  of  height. 

PARTY  WALLS. 

Party  Walls  at  Roof.— The  party  wall  of  each  house  must  be  carried  up— 
(a)  In  some  districts  15  inches  above  the  roof.    \_Claiise  26]. 
{d)  In  some  districts  for  buildings  not  over  30  feet  high,  ai  lea^t  as  high  as 
the  under  side  of  the  slates  or  other  covering  of  the  roof.    [C/ause  26  (a)]. 
In  either  case  no  woodwork  of  any  description  must  extend  upon  or  across  any 
part  of  such  wall. 

Parapets,  or  walls  carried  through  the  roof,  must  be  properly  coped  and  otherwise 
protected  so  as  to  prevent  water  running  down  or  soaking  into  any  wall. 
[^Clause  2^1. 
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Party  Walls  must  not  have  any  openings  in  them  nor  any  recess  less  than  9  inchM 
{hick  ai  the  back,  nor  any  bond  timber,  nor  any  wood,  plate,  nor  the  end  of  any 
bressummer,  beam,  or  joint  less  than  4  inches  distant  from  the  centre  of  the 
wall,    [clauses  28,  31,  32,  and 34]. 

CHIMNEYS. 

Chimneys  must  have — 

(a)  Footings  and  foundations  similar  to  walls. 

(d)  Sufficient  corbels  if  corbelled  out  on  upper  storeys.' 

{c)  Flues  rendered  or  pargeted  as  the  work  is  carried  np. 

(d)  Flues  enclosed  with  brickwork  at  least  4)4  inches  thick. 

(e)  Openings  with  sufficient  arch  of  brick  or  stone  or  a  bar  of  wrought  iron 
above. 

if)  Jambs  at  least  9  inches  wide  each  side  of  chimney  opening. 

(P-)  Hearths  6  inches  wider  than  the  chimney  openings  and  18  inches  in  front 
of  chimney  breasts  ;  of  incombustible  materials  7  inches  thick  ;  carried  on 
brick  trimmer  arch  or  iron  or  stone  bearers  on  upper  floors. 

(A)  Backs  in  party  wall  of  kitchen  9  inches  thick  for  a  height  of  6  feet  above 
the  opening ;  in  other  cases,  if  opening  trom  the  hearth  to  a  height  of  12 
inches  aboVe  opening,  must  be  4/2  inches  thick  for  an  external  wall  and 
9  inches  thick  elsewhere. 

(x)  Brickwork  9  inches  thick  on  upper  side  of  raking  flues  over  45  degrees. 

(y)  Minimum  height  of  3  feet  above  highest  part  of  roof. 

(k)  Maximum  height  not  greater  than  6  times  their  least  width. 

(/)  No  woodwork  unduly  near  to  the  inside  of  a  smoke  pipe.   [Ciattses  36-Jf}. 

ROOFS  ANB  TIMBEBS. 

Roofin?  must  be  Incombustible.— The  external  covering  of  every  flat  and  roof, 
etc  ,  shall  be  of  slates,  tiles,  metal,  or  other  incombustible  materials.    [Clause  sa\. 

Rainwater  Gutters  must  be  provided  for  every  roof.    [Clauses^  («)]• 

Timbers  in  Roofs  and  Floors.— The  strength  of  timbers  shall  be  estimated  by 
multiplving  the  depth  in  inches  by  itself,  and  then  the  product  by  the  breadth 
in  inches.  In  some  cases  greater  dimensions  may  be  required,  if  necessary, 
to  secure  due  stability.    The  normal  distances  apart  shall  be  as  follows  :— 

Floor  joists    -    15  inches.  Floor  beams    -    10  feet. 

Rafters     -    -    15  inches.  Purlins  -    -    6  to  9  feet. 

If  stronger  timbers  are  used  these  distances  may  be  proportionately  reduced,  and 
if  weaker  timbers  are  used  these  distances  must  be  proportionately  increased. 

These  strengths  shall  apply  to  fir  or  pine  of  sound  and  good  quality. 

SCANTLINGS  :— 
Purlins  in  all  Roofs. 

Clear  bearing  not  Distance  apart  not  exceeding : 

exceeding:                     6ft.  7ft.  6in.  9ft. 

6ft.  6in.  ...  sin.  by3in.  ...  s^in.  by  sin.  ...  6in.  by  3in. 

8ft.  6in.  ...  S^in.  by4in.  ..  6in.  by  4in.  ...  e^in.  by  4in. 

loft.  6in.  ...  7in.  by4in.  •••  Sin.  by  4in.  ...  9in.  by  4in. 

I2fi.  6in.  ...  gin.  by  4^in.  ...  loin.  by  4in.  ...  iiin.  by4in. 

14ft.  6in.  ...  iiin.  by4iin.  ...  11  in.  by  sin.  ...  lain,  by  Sin. 


Common  Rafters  in 

Joists  in  Floors  of 

Beams  in  Floors  of 

all  Roofs. 

Domestic  Buildings. 

Domestic  Buildines. 

Clear 

bearing 

Size  of 

bearing 

Size  of 

bearing 

Size  of 

not 

Rafter : 

not 

Joist : 

not 

Beam  : 

exceeding  • 

^  y r*f*t*i  1 1  il<T  * 

.  S^in.  by  2in. 

exceeding  i 

6ft. 

.  3in.  by  2in. 

4ft.  .. 

left.  .. 

gin.  by  6in. 

7ft.  6in.  .. 

4in.  by  2in. 

6ft.  .. 

.    4in.  by  2in. 

1 2ft.  .. 

.  loin.  by  /in. 

9ft. 

.  5in.  by  2in. 

9ft.  .. 

.    6in.  by  2in. 

14ft.  .. 

.  Iiin.  by  Sin. 

1 2ft.  .. 

7  in.  by  2in. 

i6ft.  .. 

.  i2in.  by  gin. 

iSfi.  .. 

.    gin.  by  2in. 

1 8ft.  .. 

I3in.  by  loin. 

i8lt.  .. 

.  iiin.  by  2lin. 

20ft.  .. 

.  I4in.  by  11  in. 

2lft.  .. 

.  I  lin.  by  3in. 

OPEN  SPACE  ROUND  BUILDINGS. 
There  shall  be  a  clear  open  space — 

(a)  In  front  of  every  house,  at  least  24  feet,  measured  at  right  angles  to  the 
boundary  of  any  premises  immediately  opposite.    [C/ause  jj]. 

{d)  At  the  rear  of  every  house  at  least  150  square  feet  in  area,  and  with  a 
depth  proportionate  to  the  height  of  the  house  as  follows  : — 

Depth  of  Rear 
Height  of  Building.  Space. 

Under  15  feet  ...       ...    10  feet. 

Over  15  feet  and  under  25  feet       ...  15  ,, 

„     25    ,,       „         35  „         ...  20  „ 

»     35    25    „  IC/a/aes^]. 

VENTILATION. 

(a)  There  must  be  a  clear  space  of  3  inches  under  the  lowest  floor,  thoroughly- 
ventilated.    [C/ause  56]. 

(6)  Every  habitable  room  shall  be  ventilated  either  by  a  fireplace  and  flue 
or  by  a  sufficient  aperture  with  a  clear  sectional  area  of  at  least  lOO 
square  inches.  [C/ausejS]. 

(c)  Every  habitable  room  shall  have  window  openings  directly  into  the 
external  air,  with  a  total  area  equal  to  at  least  one-tenth  of  the  floor  area 
of  each  room,  and  so  constructed  that  one  half  (extending  to  the  top  of  the 
window)  may  be  opened.    [^Clause  f/]. 

Height  of  Rooms  shall  be  not  less  than  8  feet  6  inch  in  the  clear.  Attic  bedrooms 
must  be  not  less  than  5  feet  high  in  any  part,  and  for  two-thirds  of  floor  area  not 
less  than  9  feet  high. 

DRAINAGE. 

Damp  Sites  shall  be  drained  by  suitable  earthenware  field  pipes  in  the  subsoiL 

[^Clause  6o\. 

Basements  must  be  kept  above  the  drainage  level  of  the  streets.    [Clause  6i\ 
Yards  shall  be  paved  with  impervious  pavement. 

Waste  and  Rainwater  Drains,  with  eaves,  gutters,  and  down-pipes  thereto,  must 

be  provided  for  every  house.    [Clause  bo  ( a  J]. 
Drains  must  be  constructed  as  follows  [Clauses  61  to  66]  : — 

(a)  Of  good  sound  pipes,  formed  of  glazed  stoneware  or  other  suitable  material ; 

(d)  Of  not  less  than  4  inches  internal  diameter,  if  used  for  sewage  ; 
{c)  No  right-angled  junction,  either  horizontal  or  vertical ; 

(d)  Properly  laid  with  a  suitable  fall,  and,  where  necess.iry,  in  a  bed  of  good 
concrete  carried  halfway  up  the  sides,  with  a  thickness  equal  to  the  diameter 
of  the  drain,  and  a  width  double  its  diameter  ; 

(e)  All  inlets  must  be  properly  trapped. 
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(  /•)  Intercepting  traps  with  means  of  access  must  be  provided,  on  the  premises, 
as  near  as  may  be  to  the  se.  er,  and  as  far  as  may  be  from  the  buddmg  ;  _ 
M  At  least  two  imtrapped  openings  must  be  provided-one  fo-^  a  ff^sh  air 
^'  (nlet  and  the  other  for  a  ventilating  pipe  outlet,  properly  protected  by  a 
Satin..,  and  with  a  diameter  of  not  less  than  four  mches-as  far  as  ma>  be 
from  elich  other,  and  ventilating  either  with  or  agamst  the  flow  of  the  diam  ; 
(k)  If  under  house,  at  least  6  inches  of  concrete  round  pipes. 
Sou  Pipes  must  be  outside  the  building,  at  least  4  inches  in  diameter  without 
dhiiinution  except  where  unavoidable,  without  bends  or  angles  and  with  a  safe 

ouirfor  s^srerTir.  They  may  be  adapted  for  ^--ffl<>ltr'.::ScloS 
they  must  be  connected  without  any  traps,  except  that  of  the  water-closet. 

[C/ause  66]. 

Rainwater  Pipes  must  be  disconnected  from  drains,  and  have  their  discharging 
ends  open  to  the  air. 

Waste  Pipes  from  baths,  sinks,  lavatories,  cisterns,  etc.,  must  discharge  in  the 
open  air  over  a  channel  leading  to  a  trapped  gulley  grating  at  least  8  inches 
distant,  and  must  have  an  efficient  syphon  trap  with  an  inlet  for  cleansing. 
[C/atise  66}. 

WATER  CLOSETS,  EARTH  CLOSETS,  PRIVIES,  ASHPITS,  AND  CESSPOOLS. 

(Noi  iiiiitted  to  new  buildings). 

Water  Closets  and  Earth  Closets— 

(fl)  In  a  building  must  have  at  least  one  side  an  external  wall.    IClause  67]. 
(d)  Must  have  a  window  of  at  least  2  square  feet,  opening  directly  into  the 
external  air,  and  at  least  one  air  brick  or  air  shaft.    [Clause  63}. 
Water  Closets  must  not  have  a  D  trap,  but  must  have— 

(1)  A  suitable  apparatus  for  the  effectual  application  of  water  to  the  pan  and 
its  effectual  flushing  and  cleansing  (mere  hand  flusnmg  will  not  suffice). 

(2)  A  pan  of  non-abforbent  material  so  constructed  as  to  cleanse  readily  by  the 
flush  of  water. 

(TAe  "  long  hopper''  and  pan  closet  are  prohibited— the  "  wash-o^a"  is  doubtjul). 

(3)  A  separate  and  adequate  supply  cistern.    {Clatise  6g\. 

Earth  Closets  must  have  an  adequate  receptacle  for  dry  earth  or  other  deodorizing 
substance,  and  suitable  means  or  apparatus  for  its  application  to  the  closet  pan. 
\  Clause  70].  If  the  receptacle  for  filth  be  fixed,  it  must  be  provided  with  ready, 
access  for  emptying,  and  its  capacity  must  not  exceed  40  cubic  feet.  It  must  be 
fixed  so  that  its  bottom  is  3  inches  above  the  ground,  and  there  must  be  no 
absorption  or  leakage  of  the  contents.  It  must  not  be  exposed  to  any  rainfall  or 
to  the  drainage  of  any  waste  water  or  liquid  refiise.    {Clause  72]. 

Privies  [Clauses  73  to  7g\  must  be — 

(a)  At  least  6  feet  from  any  dwelling  house. 

(i)  At  least  30  feet  firom  any  well,  spring,  or  stream  likely  to  be  used  for 
drinking  water. 

(f)  So  constructed  as  to  admit  of  being  readily  cleansed  without  the  contents 

being  carried  through  the  house, 
(rf)  Ventilated  near  the  top  into  the  external  air. 

(<f)  Constructed  with  a  floor  of  non-aV>sorbent  material  6  inches  above  the 
ground,  and  with  a  fall  towards  the  door  of  ^  inch  to  the  foot. 

(/)  Constructed  with  a  seat,  all  or  part  of  which  may  be  readily  removed. 

(  f)  If  with  a  moveable  receptacle,  provided  with  a  flagged  or  asphalted  floor 
beneath  the  seat  3  inches  above  the  ground,  and  with  sides  at  least  9  inch 
thick  rendered  in  good  cement  or  asphalted,  and  also  with  a  seat  so  con- 
structed as  to  readily  admit  of  a  receptacle  containing  not  more  than  2 
cubic  feet,  being  placed  so  that  no  filth  shall  fall  or  be  cast  elsewhere  than 
in  the  receptacle. 
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{A)  If  with  a  fixed  receptacle,  provided  with  a  means  or  apparatus  for  the 
frequent  and  effectual  application  thereto  of  ashes,  dust,  or  dry  refuse,  and 
so  constructed  as  to  prevent  absorption  or  leakaj^e  of  any  part  of  its 
contents,  and  so  that  it  may  not  be  exposed  to  any  rainfall,  waste  water, 
or  liquid  refuse,  nor  connected  with  any  drain. 
Receptacles  for  Ashes  must  be  moveable  where  required,  and  must  be  provided 
with  a  capacity  sufficient  to  contain  one  week's  accumulation  of  refuse,  and  must, 
if  practic.ble,  be  placed  so  as  to  avoid  the  necessity  of  carrying  the  contents 
through  the  house  when  being  emptied.    [C/auses  So  to  ■ 
Cesspools  {Clauses  86  to  8()\  must  be — 
{a)  At  least  30  feet  from  the  house. 

{b)  At  least  60  feet  from  any  well,  etc.,  likely  to  be  used  for  drinking 
purposes. 

(f)  Properly  covered  over  and  provided  with  adequate  means  of  ventilation 
and  ready  means  of  access  or  cleansing,  without  the  contents  being 
carried  through  the  house. 

(fl?)  Constructed  of  good  brickwork  in  cement  properly  rendered  inside  with 
cement  and  with  a  backing  of  9  inches  of  well  puddled  clay  around  and 
beneath  such  brickwork. 
Water  Supply  to  Closet. — The  occupier  of  any  premises  must  cause  the  water 
closet  to  be  at  all  times  properly  supplied  with  a  sufficient  quantity  of  water  for 
the  proper  flushing  thereof.  \_See  sec.  23  Public  Health  {Amendment)  Act,  1890]. 

BUILDINGS  UNFIT  FOR  HUMAN  HABITATION. 

The  sanitary  authority,  after  giving  notice  to  the  owner  and  hearing  his  objections, 
may  declare  any  building  or  part  of  a  building  unfit  for  human  habitation,  and 
may  prohibit  its  use  by  a  closing  order  if  the  building  is  not  made  fit  for  habita- 
tion.   {Clause  gd\. 

( This  byelaw  can  only  affect  buildings  erected  after  the  tiTne  mentiotied  in  the 
proviso  to  sec.  157  (4),  Public  Health  Act,  r8jj.  No  order  of  the  court  is  required 
under  this  byelaw ). 

PLANS,  AND  LAYING  OUT  OF  NEW  ESTATES,  STREETS,  AND  BUILDINGS. 
Plans  and  notices,  duly  signed,  must  be  sent  to  the  clerk  or  surveyor  of  the  council — 

(1)  By  any  person  who  shall  intend  to  lay  out  a  new  street,  giving — 

(a)  Plan  at  least  i  inch  to  44  feet ; 

{b)  Names  of  owners  of  land  of  street ; 

(c)  Level,  width,  relative  position,  size  of  lots,  and  inclination  of  streets ; 

(d)  Height,  class,  and  nature  of  buildings ; 

(e)  Height  of  division  wall  and  fences.    {Clause  gi\ 

(2)  By  any  person  who  shall  intend  to  erect  a  new  building,  giving — 

(a)  Plan  at  least  i  inch  to  8  feet ;  intended  mode  of  drainage  and  water 
supply ; 

[b)  Dimensions,  position,  and  form  of  all  parts  and  appurtenances  of 
the  building  ;  description  of  materials  to  be  used  ; 

(f)  Line,  size,  depth,   inclination,  and  ventilation  of  each  drain ; 
the  level  of  the  lowest  floor.     {Clause  gs]. 

Notice  must  first  be  sent  to  the  surveyor — 

(a)  Of  the  date  when  a  new  building  or  estate  is  to  be  begun  ; 

{b)  Before  covering  up  any  sewer,  drain,  or  foundation  {Clause  gf]  ; 

( If  this  byelaw  is  not  complied  with,  the  work  may  be  pulled  down  at  the 
cost  of  the  builder ). 

{c)  On  the  completion  of  the  building,  etc.,  so  that  he  may  have  access  at  any 
reasonable  time  for  inspection,  which  may,  moreover,  be  performed  by  the 
surveyor  at  all  reasonable  limes  during  the  construction  of  the  building. 
{Clauses  g^  and  g^\ 

Buildings  may  be  pulled  down  after  notice  to  builder,  if  begun  or  put  up  in 
contravention  of  byelaws.    {Clause  gg\ 

( This  is  subject,  however,  to  sees.  157  and  158  of  tlie  Public  Health  Act,  iSjsJ- 
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VITAL  STATISTICS.— Death  Rates.— England  and  Wales. 

Table  showing  for  English  Counties  and  three  divisions  of  Wales  (i)  Population  ; 
(2)  Percentage  of  overcrowding  in  1891  on  the  Census  basis  of  two  persons  to  a  room  ; 
3   Death-rate  per  1000  from  all  causes;  (4)  horn  diseases  of  the  respiratory  organs  , 
(5)  from  phthisis  ;  (6)  from  the  seven  principal  zymotic  diseases  ;  {7)  Infant  mortahty, 
i.e.,  deaths  of  infants  under  one  year  of  age  per  looo  births  :— 


DISTRICT. 


ENGLAND  AND 
WALES  - 

London 
Surrey 

Kent  -       -       -  - 
Sussex 
Hampshire  - 
Berkshire  - 
Middlesex  -       -  - 
Hertfordshite 
Buckingham 
Oxfordshire 
Northamptonshire 
Huntingdonshire 
Bedfordshire 
Cambridgeshire  - 
Essex 
Suffolk 
Norfolk 
Wiltshire  - 
Dorsetshire - 
Devonshire- 
Cornwall 
.Somersetshire 
Gloucestershire  - 

Herefordshire 

Shropshire  - 

Staffordshire 

Worcestershire  - 

Warwickshire 

Leicestershire 

Rutlandshire 

Lincolnshite 

Nottinghamshire 

Derbyshire 

Cheshire 

Lancashire  - 

West  Ridin-j,  York 

East  Riding  ,, 

North  Riding  ,, 

Durham 

Northumberland  - 
Cumberland 
Westmoreland 
Monmouthshire 
South  Wales 
North  Wales 


Population, 
1901. 


32,261,013 

4,536,063 

718.397 
934,865 
605,763 
769,602 

283,536 
810,213 

239,747 
173,060 
186,767 
348,924 
46,755 
174,958 
200,681 
1,062,452 
361,856 
467,614 
263,921 

199,994 
663,827 

319,214 
466,126 
648,476 
112,564 

259,093 
1,251,888 
500,792 
906,451 
440,907 
20,742 
402.948 
596,668 
490,886 
796,188 

4,437,398 
2,766,215 

454,271 
375,909 
1,194,442 
602,859 
266,921 
64,41 1 

316,875 
1,229,225 
465,611 


O  i/i 
O  <A 


II 

19 

2 

3 
3 
2 

i 

5 
5 
7 


4 
6 

i 

6 
6 

5 
10 
6 


3 
10 
10 
8 
II 
3 
7 
4 
4 
6 

7 
9 
16 
6 
9 
34 
38 
13 
4 
9 
8 
8 


Average  annual  death-rates  per 
1000  of  the  population. 


is 

< « 


w  K  O 


183 

19  "4 
14*6 

15-6 

15-4 

l6*2 

15-4 

14-  8 

15-  6 
15-4 

15-  9 

16-  i 
16-3 
i6"o 
16-4 

16-  i 
167 

17-  4 
157 

15-  6 

17-  5 

18-  o 

16-  4 

17-  3 
17-3 
167 

19-  5 

16-  3 

I9'2 

17-  4 

15-  0 

16-  8 
177 

17-  4 

18-  4 
21-3 

19-  1 
I9-X 
198 

19-3 
19-4 

18 -3 
15-8 
i8-8 
T9-4 
189 


3  43 

3-98 
2-27 
2-38 

2-33 
2-45 

2-39 
2-54 
2-38 

2-53 
2-54 
2-56 
2-66 
2-35 
2-43 
2-82 
2-56 

2-47 
271 

2  62 
3"io 
2-88 

2-  82 

3-  13 

2-82 

2 '67 

3  "93 
2-94 
377 
2-85 
2-36 

2-  57 

3-  17 
3-08 

3-  41 

4-  68 

3  "92 
3-10 

3-13 
3-48 
2-90 

2-  96 

2"I0 

3 '99 
3'57 

3-  II 


8, 


.a 


I  33 

171 

I-I3 
1-25 

1-25 

1-48 
I -OS 

I  '02 

1-37 
0-87 

0-  95 

1-  07 

0-  89 

1-  I5 
1-23 
i-io 

I  "26 

I-II 

fOI 

0-  93 

I  -26 

1-  27 

I  '00 

i-i6 

0-  95 

1-  05 
I  '07 

I"00 

I  '46 
I  -06 

0-  62 

1 -  06 

119 

1-02 

i-i8 

1-54 
1-30 

1-27 

1-19 
I '40 
1-68 

1  '20 
0-85 

0-  95 

1-  33 
r6i 


  « 

•no-S 
"".H  o 

S  o  CXJ 

£  E  " 


C3  (A 
.  VJ3 


C  5" 

C  O 
Q.CO 


2-i6 

272 
I -42 
1-66 
1-41 
1-54 

1 -  20 

2-  13 
1-31 
1-30 

I-I5 
1-63 

1'20 
1-51 

1-  30 

2-  26 

1-43 
1-65 
i-oi 

0-  97 

1-  47 
1-55 

1-25 

1-56 

0-  90 

1-  IO 

2-  50 

1-  56 

2-  44 
2-38 

0-  Ss 

1-  54 

2'l6 

1-  86 

2 -  06 

2-82 
2-23 

2-57 
1 70 

2-50 

2 '00 

I '50 

0-89 

2MO 
2*12 
1    I  "30 


153 

160 

121 
129 
118 
126 

"3 
138 
no 

114 
115 
13s 
118 

127 

125 
139 

121 
142 

103 
102 

131 
143 

"5 
132 

1-3 
115 
171 

143 

168 

165 
III 

143 
161 

145 
157 
179 
164 
162 

145 
167 

159 
129 
106 

153 
163 

133 
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Death  Rates.— Scotland. 

Table  giving  similar  information  to  that  in  the  preceding  table,  with  regard  to 
five  typical  districts  and  eight  large  towns  in  Scotland,  for  the  year  1900 : — 


District. 
Scotland 
Principal  Town  Districts 
Large  Town  Districts 
Small  Town  Districts 
Mainland  Rural  Districts 
Insular  Rural  Districts 

Town 

Glasgow 
Edinburgh 
Dundee  -       -  - 
Aberdeen 
Leith  - 

Paisley  -       -  - 
Greenock 
Perth  - 


Population. 


4.436,958 
1,828,594 

586,563 
940,985 
960,501 
120,315 

622,345 
298,069 
162,100 
143,722 
97,551 

79,355 
67,645 
32,872 


.8-5 

20"I 

18 -8 

17-4 

i6-5 

•lS-2 


21  7 

18-9 

21  -I 

18-  9 

i6"o 
20 '5 

19-  1 
21  "6 


-  I-  1) 

"  "  Vi 


3-  42 

4-  19 

3*49 
2-88 

2-  56 

2*22 
4-96 

3-  18 

4-  82 
3-30 

27S 

371 
3-28 

3-83 


1-66 
1-88 
I '69 
1-47 
1-39 
I  82 

1-98 
I  "90 
213 
175 

I '93 

1-  67 
I '60 

2 -  08 


ii  drt 
■S 

S  0  0 

O  i  I 


t/3 


2-49 

277 
259 

2-28 
2-03 

*3-23 
3 '32 

2 -26 

2  28 

2-59 

I  -40 
3'i3 

2-85 
2-51 


=  -  i  8 


*  Exceptionally  high. 


Death  Rates  in  Foreign 
Countries. 


Spain 
Hungary  - 
Austria  - 
Italy 

German  Empire 
France  - 
Prussia  - 
Switzerland 
Belgium  - 
Ireland  - 
England  and  Wales 
Netherlands  - 
Denmark 
Sweden  - 
Norway  - 


2  o> 

3  u  00 
C  o  H 

g  ^ 

a,  *j  00 
bio  t;  " 
>-  j3  ui 
>  cs  3 


30  "4 
327 
28-8 
267 
24-4 
22 'O 
23 '9 

20-8 

20  3 
i8-i 

X9'3 
20  "6 
i8-5 
17-1 
167 


29  "4 
26*9 

25 '4 

237 

22'I 
21  "9 
21-8 

19*3 
19-3 
I9"6 
i8-2 
17-8 
i6'9 
i6-8 
15-8 


Death  Rates  in  Foreign  Cities. 


M 

"a  §v 

M 

V 

CO 

d  d 
0.  V 

th-rates 
:s,  1891 

4)  M 

$3 

•5.2 
a  g 

hisis  dc 
rate. 

<u  3 

|s 

.a 

"  0 

V 

London 

19 '6 

I7"2 

I  "93 

171 

Paris  - 

20 -6 

i8-6 

I -07 

Brussels 

187 

15-8 

097 

2-45 

Amsterdam 

17-9 

15-2 

0-87 

Copenhagen 

18  8 

181 

1-28 

1-86 

Stockholm  - 

18-4 

i6-8 

173 

2-63 

S.  Petersburg 

28-3 

24-1 

3'35 

• 

Berlin 

19 'O 

i8-o 

1-30 

* 

Vienna 

22 '3 

197 

1-54 

• 

Rome 

19-8 

20  0 

I  25 

• 

New  York  - 

217 

20  "O 

1-66 

2  23 

*In  all  these  cases  the  Phthisis  death  rate  is  higher  than  that  of  London, 
and  in  some  rases  double. 
The  Phthisis  death-rates  in  foreign  countries  are,  as  a  rule,  higher  than  in  England. 
Russia,  Austria,  Hungary,  and  France  have  averaged  over  3  per  looo ;  Sweden, 
Germany,  Switzerland,  the  Netherlands,  and  urban  districts  in  the  United  States, 
over  2  per  looo.  The  death-rate  in  Milan  was  3-2,  but  in  the  villages  round  about 
only  I  '4  per  1000. 
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COMPARISON 
Three  groups 

Hornsey  - 
Willesden  - 
Croydon  - 
Leyton 

Walthamstow  - 
Tottenham 
Hastings  - 
Reading  - 
Northampton 
Derby 
Cardiff  - 
Leicester  - 


OF  DEATH  RATES  IN  VARIOUS  DISTRICTS  (1901). 

of  towns,  each  containing  about  the  same  total  of  inhabitants 


Population. 

72,756 
116,179 

134,697 
99-815 
96,356 

103,330 
65,600 

72,533 
86,770 
106,121 
165,245 

212,537 
1,331.939 


Death-rate. 
8-6 

12'0 
1 2 '9 
I2"9 

I3-6 
13-8 

13-  6 

14-  3 

I4'6 

15-  2 
15-8 
15-9 


Merthvr  Tydvil 
Wigan 
Liverpool  - 
Manchester 


Population. 

-  69,495 
60,918 

-  686,454 

-  544,923 


Death-rate. 
26-0 
24 'O 
22-3 
22-1 


Newcastle 
Salford  - 
Gnieshend 
Sunderland 
Middlesbrough  - 
Ilanlry 
Birmingham 


1,361.790 

■  215,972 

■  221,563 
110,521 
146,461 

91,711 
61,745 
523.391 

1,371,364 


21  "9 
217 
21 '6 

21-4 

21  6 
21  I 
20 '5 


Districts  having  varying  proportions  of  back-to-back  houses  and  varying 
widths  of  streets  (from  "  Public  Health  and  Housing,"  Dr.  J.  F.  J.  Sykes).  It  will 
be  noticed  that  in  proportion  to  the  increased  percentage  of  back-to-back  houses  and 
the  narrowness  of  the  streets,  the  death-rates  of  all  kinds  increase  :— 


Population. 


Dr.  Tatham  (Salford,  1879-83)— 
I. — NO  back-to-back  houses 
IL — 23  per  cent,  back-to-back 
houses  - 
jn. — 56  per  cent,  ditto 

I. — NO  back-to-back  houses 
IL — 18  per  cent,  back-to-back 

houses  - 
III. — 50  per  cent,  ditto 
Dr.  H.  Niven  (Manchester,  1891-4) 
/Selected  districts,  all  houses 
\^  ,,  back-to-back  houses 

Dr.  H.  Jones  (Shipley,  1887-92)— 
/'Through  houses  (Saltaire)  - 
Whole  district  of  Shipley  - 
Back-to-back  in  75ft.  streets 

45f^t-  >. 
30ft-  „ 
„         „         total  - 
Dr.  A.  Evans  (Bradford,  1890-2)— 

{Six  wards  under  60  per  cent, 
back-to-back 
Nine  wards  over  60  per  cent,  ditto 
Dr.  J.  Sykes  (S.  Pancras,  1890-2)— 
Stable- d wellings - 


8,713 

11.749 
11,405 
54,264 

8,773 
4,380 

75,233 
9,726 

4,218 
16,000 
2,200 
1,245 
710 

4,155 


Mortality  per  looo  population. 


27-  5 

29*2 

30-5 
26' I 

29-  1 
37-3 

30-  3 
37-0 

15-6 

l6'2 

i8-i 

22'5 

28-  1 
2fl 


UK 


01  J3 
M.S 

c-o 

3  3 
►Jo 


27-4 


6-  6 

7-  8 
7-9 
57 

7-  5 

8-  6 

8-2 

97 

3-  6 

4-  0 

.4"9 
57 
7-4 

5-  1 


8-0 


M 
CM 


2-  8 

3'3 

3-  6 
27 

27 
4"5 

27 

3-  0 

27 
2-3 
2-8 

4'i 

4-  6 

3 '4 


171 
I '93 

2-28 


-  a 


Ph  o 


4-5 

4-8 

6-  2 
4 '9 

4'9 

7-  6 

4-0 
6-0 

I -08 
17 

I  "3 

1-  8 

2-  9 
17 


4-8 


o 

CD 

8 

M 
u 

3 


I  '42 
I  55 

2'12 

1-54 

1-  85 

2-  83 

1-  6 

2-  6 

0*22 

0'22 

0'22 

0-4 

0-84 

0-40 


0*36 

0-  83 

1-  66 


PI 
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31  Privy  Midden  Towns  {i.e.,  where  the  number  of  privy  middens  exceeds  5 
per  cent,  of  the  population)  and  25  Water  Closet  Towns  : — 

Death-rate        Fever  Diarrhoea 
Population.         all  causes,     death-rale.  dcith-rate. 

31  Privy  Midden  Towns    -    3,651,086  i8-8  0-24  i -co 

25  Water  Closet  Towns     -    7,766,661  i6-6  0-14  0-93 

English  "town"  districts  and  "country"  districts— mean  of  ten  vears. 

1890-1899: — 

.  Death-rate  Infant 

Population.                Acreage.  all  causes.  mortality. 

England  and  Wales     -    32,261,013  37,326,962  18-3  153 

Town  Districts    -       -    22,121,720  4,223,075  19-1  164 

Country  Districts-       -    10,139,293  33.103,887  167  138 

CENSUS  RETURNS,  1901. 

Census  definition  of  a  "House"  and  a  "Tenement." 

"All  the  space  within  the  external  and  party  walls  of  a  building  is  to  be  con- 
sidered a  separate  house  by  however  many  families  living  in  distinct  tenements  or 
apartments  it  may  be  occupied." 

"By  a  tenement  is  to  be  understood  any  house  or  part  of  a  house  separately 
occupied  either  by  the  owner  or  by  a  tenant." 

England  and  Wales. 

Inhabited 

Year.  Population.  houses.  Families. 

1881  25,974,439  4,831,519  5,633,^92 

189I  29,002,525  5,451,497  6,131,001 

190I  32,526,075  6,266,496  7,048,303 

Urban  districts,  25,054,628  equal  77  per  cent,  of  whole  as  compared  Avith 
75  in  1891. 

Rural  districts,  7,471,242  equal  23  per  cent,  of  whole  as  compared  with 
25  in  1891. 

Scotland. 

Inhabited 

Families.  houses.  Population.  Rooms. 

969,318  925,723  4,472,000  3,022,077 

Ireland. — Population,  1891,  4,704,750;  1901,  4,458,775. 

Inhabited  houses  decreased  between  1891  and  1901  from  870,578  to  858,158 
equal  i  '4  per  cent. 

Administrative  County  of  London. 
Population,  4,536,541  ;  total  tenements,  1,019,546. 

Persons 

No.  of  Percentage  Total  more  than  two 

tenements.         of  tenements.         occupants.  to  a  room. 

One  room  -       -      149,524  147  304,874  I47,77i 

Two  rooms       -     201,431  19-8  701,203  296,659 

Three  rooms      -      181,542  17'8  752,221  187,619 

Four  rooms      -     139,533  i37  691,491  94,047 


672,030  66'o  2,449,789  726,096 

London  contains  74,839  statate  acres,  and  has  a  population  of  4,536,541,  nearly 
five-fold  that  in  1801. 

The  lowest  rate  of  increase  has  been  that  for  the  decennial  period  just  ended. 

There  has  been  an  excess  of  births  over  deaths  of  491,000,  but  the  actual  increase 
has  been  only  308,224,  so  that  the  loss  by  migration  exceeded  180,000. 

Greater  London  has  increased  by  ov^r  947,000,  to  which  the  County  of  London 
only  contributed  308,000,  and  the  districts  outside  the  county  boundary  639,000. 
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Houses  in  Great  Britain,  1900. 

Report  of  Inland  Revenue  Commissioners. 

Houses  not  liable  to  duty  : — 

Annual  value  under  10  equal  3,219,815 
„  ;^io  and  under  ;^I5  equal  1,512,191 
„        2^5  and  under  ;^20    „  737.24° 

5,469,246 

Houses  and  other  buildings  charged  to  duty  (over  £20 

annual  value)  or  not  used  as  dwelhng-houses  -       -  2,203,002 

Tolal  houses,  etc.    -       -  7.672,845^ 

FRESH  AIR  AND  VENTILATION. 
Composition  of  Air  by  Volume. -Oxygen  nearly  21  per  cent.,  Nitrogen  79  per 
cent.,  and  a  small  but  varying  proportion  of  Carbonic  Acid  Gas,  averaging  about 

0-  4  parts  per  1000  in  ordinary  atmospheric  air,  but  varying  from  0-3  parts  per  ICXX) 
in  pure  mountain  air  to  fo,  2-0  and  3-0  parts  per  looo  in  crowded  rooms. 

The  purest  mountain  air  contains  20-999  volumes  per  cent,  of  oxygen  ;  the  air  of 
towns  about  20-96  per  cent. ;  and  that  in  overcrowded  halls  20-65  per  cent. 

The  decrease  of  the  percentage  of  oxygen,  caused  by  the  presence  of  carbonic  acid 
gas,  ammonia,  water  vapour,  and  suspended  solid  matter,  either  organic  or  mineral, 
tends  to  lower  vitality. 

The  greatest  amount  of  carbonic  acid  gas  which  may  be  present  in  air  w-ithout 
harm  is  generally  taken  to  be  o-6  parts  per  1000.    Sir  Douglas  Galton  stated  that 

1-  5  parts  per  cent,  produce  nausea  depression  and  headache,  and  5  parts  per  cent,  is 
fatal. 

Respiration  abstracts,  oxygen  increases  carbonic  and  adds  watery  vapour  ammonia, 
and  organic  matter  to  the  air.  The  amount  of  carbonic  acid  gas  given  by  an  adult 
per  hour  is  0-6  cubic  feet. 

Combustion  of  gas,  lamps,  and  candles,  acts  in  a  similar  manner.  One  cubic 
foot  of  gas  burnt  per  hour,  vitiates  as  much  air  as  one  human  being  does  by  respiration. 

Respirated  air  contains  about  4-5  per  cent,  of  carbonic  acid.  Theoi  elically,  an 
adult  will  render  1000  cubic  feet  of  air  impure  in  20  minutes  by  adding  two  cubic  teet 
of  carbonic  acid  to  each  thousand. 

Ventilation.— There  are  many  varying  standards  as  to  the  quantity  of  air  that 
should  be  renewed  in  a  room  in  a  given  time. 

Dr  Whitelegge  says  that  500  cubic  feet  per  person  per  hour  is  the  minimum 
allowance,  and  that  1000  cubic  feet  per  person  in  most  rooms  is  sufficient,  if  passing 
through  at  a  velocity  not  greater  than  5  feet  per  second. 

Sir  Douglas  Galton  has  put  the  minimum  at  1,000  cubic  feet  per  person  per  hour. 

Other  authorities  require  as  much  as  1,800  cubic  feet  per  person  per  hour. 

A  good  practical  rule  is  to  keep  rooms  so  that  the  air  gives  no  precipitate  when 
10^  oz.  bottleful  is  shaken  with  half  an  ounce  of  clear  hme  water.  This  will 
indicate  that  there  is  less  than  0-46  per  cent,  of  carbonic  acid  gas. 

Ventilating  Inlets.— Dr.  Corfield  says,  that  for  an  ordinary  room  inlets  with  a 
sectional  area  of  24  square  inches  per  person  should  be  allowed  for  ventilating 
purposes. 

Hood  gives  the  following  practical  rule  for  ordinary  rooms  with  good  fire-places, 
according  to  circumstances,  as  under  : — 

Size  of  Number  of  Number  of  Size  of 

Room.  Occupants.  Gas  Burners.  Ventilator, 
ft.  ft. 

10  X  10  2  or  3  2  9  3 

l6  X  12  3  or  4  3  9x6 

20  X  16  4  or  5  4  9x9 
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HOUSING  REFORM  ASSOCIATIONS. 

One  hopeful  feature  of  recent  housing  progress  in  Great  Britain  is  the  growth  in 
numbers,  influence,  and  energy  of  societies,  whose  oijject  is  to  secure  reforms  along 
all  or  some  of  the  lines  mentioned  in  the  foregoing  pages.  A  list  of  these  may  be 
useful. 

The  National  Housing  Reform  Council. 

Secretary:  H.  R.  Aldridge,  432,  Strand,  W.C.  Treasurer:  Alex.  Wilkie. 
Executive  Committee:  North  East  Coast— Hugh  Boyle,  T.  H.  Dobson,  John 
Jfhnsnn,  Ale.x.  Wilkie.  Yorkshire— W.  G.  Millington,  Tom  Shaw.  Lancashire 
and  District— G.  D.  Kelley,  J.  Hodge.  Midlands— F.  Spires,  J.  G.  Hancock,  W. 
B.  Hornidge.  Southern  Counties— G.  N.  Barnes,  W.  Mosses,  W.  Thompson. 
South  Western  England— J.  Curie.    South  Wales— J.  Jenkins. 

This  body  has  done  a  great  amount  of  work  in  organising  large  and  successful 
Housing  Conferences,  on  non-party  lines,  all  over  the  country  from  Plymouth  to 
Duiidee,  attended  by  representatives  of  several  millions  of  members  of  organised 
bodies,  including  Town  Councils,  District  Councils,  Co-operative  Societies,  Trade 
Unions,  Christian  Social  Unions,  Diocesan  Committees,  Sanitary  Associations,  and 
Housing  Societies  of  all  kinds.  The  object  of  these  gatherings  has  been  to  educate 
public  opinion  and  to  stimulate  local  authorities,  so  that  the  fullest  possible  use  may 
be  made  of  existing  housing  sanitary  legislation.  It  has  also  strongly  supported  the 
demand  that  Parliament  shall  take  off  the  municipalities  those  shackles  which  prevent 
them  from  carrying  out  housing  schemes  in  a  thoroughly  satisfactory  manner.  In 
addition  to  its  own  meeiings  and  conferences  the  Society  has  helped  to  organise 
numerous  Public  Meetings  and  to  form,  or  affiliate,  Housing  Committees  in  many 
provincial  towns.  These  are  now  too  many  in  number  to  mention  here,  but  the 
following  large  and  active  Committees  call  for  special  mention  : 

Housing  Reform  Council  for  the  West  of  Scotland. 

Chairman:  George  Carson.  Treastirer :  George  Smith. 

Secretary:  William  Gumming,  34,  Findlay  Drive,  Dennistown,  Glasgow. 

Liverpool  Housing  Association. 

President :  Mr.  John  Edwards. 
Lecturers:   Messrs.  T.  Cooke,  S.  Reeve,  A.  C.  Thomas,  J.  Carey,  and  Rev. 

J.  Thornton. 

Secretary :  Mr.  James  Holt,  50,  Cardigan  Street,  Wavertree,  Liverpool. 

Three  Towns  Associations  for  the  Better  Housing  of  the  Working  Classes. 

Hon.  Secretary:  Mr.  Arthur  T.  Grindley,  23,  Gifford  Place,  Plymouth. 
Derby  Housing  Association. 
Hon.  Secretary :  Mr.  T.  Taylor,  13,  Pittar  Street,  Derby. 
Dundee  and  District  Housing  Reform  Council. 

I  resident :  Professor  Steggall. 
Secretary :  Councillor  William  Smith,  12,  RIyth  Street,  Dundee. 

York  Health  and  Housing  Reform  Association. 

Organising  Secretary  and  Health  Visitor:  Miss  Hutchinson,  63,  Gillygate,  York. 
Stockton  and  Thornton  Housing  Reform  Council. 
Secretary:  Henry  Wall,  10,  Park  Terrace,  Thornaby-on-Tees. 
Coventry  Housing  Reform  Council. 
Secretary:  Mr.  S.  G.  PoOLE,  156,  Stoney  Stanton  Road.  Coventry. 
In  addition.  County  Committees  working  in  Northumberland,  Durham,  and 
Leicestershire  are  affiliated  to  the  National  Housing  Reform  Council. 

Other  Societies  are  -.—The  Workmen's  National  Housing  Council,  Secretary, 
Aid.  Fred.  Knee,  10,  Red  Lion  Court,  Fleet  Street,  E.C.  ;  The  Garden  Chy  Associa- 
tion, Secretary,  Mr.  Thos.  Adams,  347-351,  Birkbeck  Bank  Chambers,  London; 
The  Mansion  House  Council  on  the  Dwellings  of  the  Poor,  Secretary,  Jno.  Hames, 
Esq.,  31,  Imperial  Buildings,  Ludgate  Circus,  E.C.  ;  The  Committee  for  Securing 
Improved  Locomotion  in  London,  Secretary,  Mr.  Rus.sell  Hart,  9,  Adelphi 
Terrace,  London.  W.C. 
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CHEAP  BUILDING  AT  LIVERPOOL- 

Concrete  Tenement  Houses. -The  Liverpool  City  Council  have  recently 
(FebruarN  IQ03)' dopted  a  novel  scheme  for  building  in  Eldon  Street,  twelve  cheap 
hree-roon  dwellings  as  nn  experhnent,  at  an  estimated  cost  o  230,  or  about  ^100 
per  tenement  of  th^ee  rooms.  It  need  scarcely  be  sa,d  that  if  these  dwellings  turn 
Eu[  L  antici,>aled,  a  big  step  forward  will  have  been  taken  m  the  direction  of  housing 
the  verv  p<. or  in  crowded  centres  of  population.  ,   r         t    a  T!roH,V 

The  following  description  of  the  dwellings,  from  the  report  of  Mr.  J.  A.  Brodie, 
the  city  engineer,  will  give  a  good  idea  of  the  salient  features  of  the  scheme. 

The  site  upon  which  the  buildings  will  be  erected  coatams  413  square  yards,  and 
this  space  is  la^d  out  as  follows  :-Buildings,  234  square  yards;  open  space,  179 

^"^"DescrTption  of  Dwellings.-The  building  consists  of  three  floors,  on  each  of 
which  four  tenements  are  arranged.  . 

Each  tenement  comprises  a  living  room,  15ft.  by  loft.  3m.,  and  two  bedrooms 
averaging  7ft.  4in.  by  14ft.  3in-  the  height  of  the  rooms  from  the  floor  to  the  ceiling 
being  loft.    The  floors  will  be  covered  with  fin.  boards  or  other  suitable  material 

laid  on  the  concrete.  ,  ,  ,  ,  

Each  tenement  is  provided  with  a  separate  entrance  doorway  from  the  balcony 

facing  the^st^reet.^  balconies  are  on  the  front  elevation,  and  open  to  frill  view  from  the 
street,  with  the  object  of  avoiding  the  evils  of  common  stairs  and  passages  within 

£'the"roof  is  practically  flat-the  slope  being  that  usually  allowed  as  crossfall  for 
flaa'cred  footwalks-a  stair  has  been  provided  for  the  roof,  which,  being  surrounded 
by^parapet  walls  and  made  waterproof,  can  be  used  for  washhouses  and  drying-ground, 
or.  if  desired,  as  a  playground.  j  ■  -.u 

Materials  and  Method  of  Construction.— The  materials  to  be  used  in  the 
construction  of  foundations,  walls,  floors,  roofs,  etc.,  of  these  tenements  will  be 
crushed  clinker  from  the  refuse  destructors  and  Portland  cement,  with  a  small 
proportion  of  embedded  steel  or  iron.  t  ^t. 

The  crushed  clinker  and  cement  will  be  mixed  in  proper  proportions  at  the 
destructor  depot,  and  filled  into  moulds  to  form  slabs  from  9  to  14  inches  thick  each 
slab  representing  a  complete  side,  floor,  or  roof  of  a  room.  The  openings  for  doors, 
windows,  etc.,  ks  well  as  the  fire-places  and  flues,  will  be  formed  in  the  slabs,  and 
proiections  in  the  nature  of  dovetails  with  their  corresponding  notches  or  cavities  are 
provided  so  that  each  slab  may  be  dovetailed  to  each  of  the  slabs  with  which  it  comes 
in  contact  when  erected,  the  permanent  jointing  material  being  cement  mortar,  ihe 
balconies,  stairs,  balustrades,  and  the  chimneys,  where  they  rise  above  the  root,  are 

similarly  moulded  in  blocks.  j         r     ^  f;„„c 

The  site  of  the  buildings  will  be  excavated  where  neces-sary,  and  the  toundations 
composed  of  the  same  materials  filled  in  situ,  brought  up  to  a  level  surface  at  the 

ground  level,  and  allowed  to  set.  vr.  j     1     j  „ 

When  the  various  slabs  and  blocks  have  matured,  they  are  lifted,  placed  on 

waggons  behind  a  traction  engine,  and  removed  to  the  site  of  the  proposed  building. 

They  are  here  lifted  from  their  waggons  by  an  overhead  travelling  crane,  and  deposited 

in  their  final  position  in  the  building. 

When  the  building  has  been  erected,  the  windows,  doors,  grates,  and  httings  are 

fixed  in  position,  and  completed  as  usual.  r  1  i. 

Estimate  of  Cost.— The  engineer's  estimate  of  the  cost  of  the  scheme  is  as 

follows : —  r    ^  A 

Land:-  ^^ 

413  square  yards,  at  12s.  per  square  yard                            •   247  id  o 

Cost  of  buildings  complete,  including  drainage  and  finl^hlng  open 

...  ...        I,2'?0     O  O 

spaces ...       .  •  •       •  •  •       ■  •  •       •  •  ■       •  •  •       •  ■  ■  '   

Capital  expenditure      ...        ...        ...  £lA77  16  O 

12  tenements  (each  consisting  of  three  rooms)  at  4s.  per  week,  making 

a  gross  rental  per  annum  of   '24  10  .  O 

Less :— Allowances  for  outgoings,  say  40  per  cent    49  lo  o 


Or  equal  to  a  5  per  cent,  return  on  the  capital  expenditure. 
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Abatemeni  of  Nuisances — Procedure,23 
Abercam  U.D.C.,  Adoption  of  Part 
III,  54 

Aberdeen,  municipal  dwellings,  6i  ; 
lodging  house,  65  ;  tenement  houses, 
71 

Aberystwith,  Adoption  of  Part  III,  54  ; 
loans,  53 

Access,    Separate,    to  reconstructed 

dwellings,  219 
Accommodation  for  displaced  tenants 
Part  I  schemes,  App.  5 
Part  II  schemes,  App.  19 
Accounts,  how  to  be  kept,  App.  32 
Under  Part  II,  App.  21 
May    now    be    kept  together, 
App.  56 
Accumulalii  ns  of  filth,  App.  75 
Accumulators  for  tramway  traction,  229 
Acquisition  of  land.  Part  I,  App.  8; 
Part  II.  App.  19  and  41  ;  Part  III, 
App.  26,  55,  56,  and  57 
Acts  relating  10  nuisances.  Definition  of, 

Part  I,  Ap[).  I 
Act  of  Parliament,  Provisional  order 
under  Part  I  to  be  confirmed  by, 
App.  4 

Acquisition  of  land — see  "Land" 
Acquisition  of  Small  Dwellings  (Act), 

141  and  App.  63 
Adaptation  of  existing  houses,  Powers 

under  Part  III,  App.  27  ;  also  215 
Adoption  of  Part  III  of  the  Housing  of 
the  Working  Classes  Act,  1890 
Action  laken,  54-60 
Procedure,  Urhin  District  and 
Town  Councils,  App.  25 
Rural  District  Councils,  App. 
55 

Advances    for    acquisition    of  small 

dwellings,  141 
Advertisement    of    Schemes  under 

Housing  Acts,  App.  3 
Agricultural  Land,  Cost  of,  189 
All  night  service  of  trains,  244 
Allotment  grounds,  Manchester,  107 
All  parts  of  Housing  and  Sanitary  Acts 

should  be  used,  262 
Allowance  for  additions  after  publica- 
tion of  notices  of  Part  I  Housing 
Scheme,  App.  9 
Alnwick,  Adoption  of  Part  III,  54 

Loans,  53 
Amount  that  may  lie  a'lvanced  by  local 
authority  for  house  purchase,  App.  63 


Analysis  of  cost  of  building  cottages, 
124 

Working  expenses,  Tramways, 
23.3-235 

London  County  Council  Dwel- 
lings, 86 
Provincial  dwellings,  166 
Annual  insialmenis  for  loan  on  annuity 

system,  163 
Annuity   system.  Tables  illustrating, 
163 

Appeal  from  award.  Part  I,  App.  45 
Against    closing   or  demolition 
order,  Part  1 1,  App.  14 
Application  of  Act,  Pan  I,  App.  i  ; 

Part  II,  App.  12;  Part  III,  App.  25 
Appointment    of    arbitrator.   Part  I, 
App.  41 

Apportionment  of  compen.sation,  App. 

Appropriation  of  land  for  workmen's 

dwellings.  Part  I,  App.  10 
Arbitration,  Procedure,  Part  I,  App. 

41 

Arbitrator,  Special  powers.  .App.  42 

Part    II,    App.   20;    Part  HI, 
App.  57 

Arley  Street  Cottage  Flats,  Liverpool, 
96 

Artizans'   and    Labourers'  Dwellings 

Acts,  Schemes  under,  43 
Artizans'  Dwellings  Company,  model 

estates,  191 
Ashton-under-Lyne,  A.doption  of  Part 

HI,  54 
Associated  block  dwellings 
Construction  of,  89 
Plan  of,  81 
Attic  bedrooms  discouraged,  203 
Award  of  arbitrator.  Part  I,  App.  42 
Balcony  dwellings  at  Poplar,  89 
Barking  Town,  Action  under  Part  HI, 

54 

Loans,  Part  HI,  53  ;  municipal 

cottages,  76 
Small     Dwellings  Acquisition 

Act,  142 

Barnes  U.D.C. ,  .\ction   under  Part 
HI,  54 

Loans,    53  ;    cotiages,    54,  76, 
and  172 

Basement  walls,  Construction  of,  App. 
87 

Basingstoke,  P.irt  HI,  loans,  53  and  54 
Bath,  Municipal  collages  buili  at,  54 
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Baths  in  cottage*,  209-214 

Hornsey,  113 
Battersea  municipal  dwellings  scheme, 
214 

Beams  in  floors,  Byelaws  as  to,  App.  90 
Bedlington,  Adoption  of  Part  III,  54 
Beds   in   municipal   lodging  houses, 

Number  of,  65 
Bedwellty,  Adoption  of  Part  III,  54 

Loans  under   Small  Dwellings 
Acquisition  Act,  142 
Behr  mono-rail.  Particulars  as  to,  238 
Belfast  clearance  schemes,  62 
Belgian  sanitary  law,  248 

Saving  banks  and  housing  loaps, 

254  .  . 

Belgium,  House  building  associations 

in,  253 

Berlin,  building  regulations,  11  and  250 
Betterment   principle,  Application  to 

Part  II,  App.  17 
Bill    in    ParUament,    Promoting  or 

opposing,  App.  4 
Birkenhead,  Slum  clearance.  Part  I,  47 
Loans,  Part  I,  46 
Statistics  of  slum  area,  5 1 
Municipal  houses,  Parts  II  and 
HI,  54 

Loans  under   Small  Dwellings 
Acquisition  Act,  142 
Birmingham,  Description  of  municipal 
dwellings,  108  and  172 

Cottages  and  cottage  flats,  76 
Diminution  of  cheap  dwellings,  4 
Slum  clearance.  Part  I,  47 
Loans,  Part  I,  46 
Great  improvement  scheme,  44 
Loans,  Part  III,  53 
Statistics,    Corporation  Street 
Improvement  Scheme,  51 
Blackburn,  Adoption  of  Part  III,  54 
Blackley  Estate,  Manchester,  104-6 
Blackwell     Tunnel    Acts,  Housing 

schemes,  80 
Blaydon-on-Tyne,  Adoption  of  Part 

in,  54   

Block  dwellings  built  by  municipalities, 
68 

Area  of  sites,  69 

Average  size  of,  68 

Cost  of  building,  69  and  157 

Cost  of  sites,  69  and  155 

General  remarks,  67 

Growing  unpopularity  of,  252 

Manchester,  loi 

Bognor,  Loans  under  Part  III,  153 
Municipal  cottages,  54  and  76 

Borrowing  by  companies  or  individuals, 
28  and  29 

Borrowing  powers  of  Local  Authorities 
Part  I,  App.  II  ;  Part  II,  App. 

21  ;  Part  III,  App.  28 
Metropolitan  boroughs,  Part  III, 

App.  55 


Rural  districts,  App  28 
Limitation  of  borrowing,  App.  81 
Under  Public  Health  Act,  App.  80 
Small  Dwellings  Acquisition  Act, 
67  and  142 
Boundary     Street     Area,  Bethnal 
Green,  46 
Plans,  81 

Rebuilding  scheme,  80 
Boulevards  in  foreign  cities.  249 
Bournemouth,  Loans  under  Part  I,  46 
Bournvilk  Garden  Village,  196 

Object  lesson  for  municipalities, 
198 

Trust  provisions,  200 
"  Box  Dwellers  " — Inhabitants  of  large 
cities,  5 

Bradford,  Scheme  under  Part  III,  55 
Bradwell-on-Sea,  Part  III  schtmes,  55 
Brentford,  Cottage  Flats,  55  and  73 

Loans,  Part  III,  53 
Brighton,  Clearance  Scheme,  Part  I,  47 

Statistics,  51 

Housing    loans,    Part    I,    46 ; 

Part  III,  53 
Municipal  cottages,  55  and  76 
Bristol,  Cottage  Flats,  55 
Building  byelaws.  Adoption  of,  20 

Effect  of,  on  cost  of  building,  158 
Objects  of,  201 
Summary  of,  App.  85-92 
Building  by  local  authorities — advan- 
tages and  difficulties,  12 
Building,  Cost  of,  in  various  circum- 
stances, 65  and  69-78,  124  and  158 
See  also  "  Cost  of  Building" 
Building  plans  for  German  suburbs,  250 
Buildings — construction  of  walls,  App. 
86 

Erected  on  cleared  site,  App.  17 
Buildings  may  be  pulled  down  if  con- 
trary to  byelaws,  App.  92 
Buildings  of  the  right  kind  required,  261 
Buildings  unfit  for  human  habitation 
Part  II,  App.  12-14 
Byelaw,  App.  92 
Burton-on-Trent,  Cottages,  Part  III, 
55  and  76 
Loans,  53 
Bury,  Proposed  municipal  lodging  house, 

55 

Byelaws,  Adoption  of,  19 
Rural  districts,  20 
As  to  houses  let  in  lodgings,  27 
As  to  municipal  dwellings.  Part 

III,  App.  27 
Modified  for  rural  districts,  205 
Removal  of  refuse,  App.  74 
Summary  of  building  byelaws, 

85-92 

Under  Public  Health  Acts,  19 
Under  H.W.C.  Act,  App.  53 
Cable   syatem   of   tramway  traction, 
227 
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Cadbury's,  Mr.  George,  Bournville  ex- 
periment, 196 

Camberwell,  Borough  of,  successful 
reconstruction  work,  r20 

Capital  i.uilay  on  Richmond  Municipal 
Dwellings 

First  scheme,  120 
Second  scheme,  123 

Cardiff",  Adoption  of  Part  III,  54 

Carlisle,  Municipal  Cottage  Flats,  55 
and  73 

Car  miles.  Definition  of,  233 

Receipts  and  working  expenses, 
233 

Run  by  municipal  tramways,  234 
Cellar  dwellings,  Law  as  to,  App.  76 
Cement  concrete,  Composition  of,  App. 
86 

Census  returns 

1891,  Overcrowding,  4 

1901,  General  results,  App.  96 

Cesspools,  Construction  and  use  of, 
App.  92 

Charge  per  night,  Municipal  lodging 
houses,  65 

Charging  orders  on  reconstructed  pro- 
perty, by  way  of  annuity,  App.  15 

Charitable  endowments  should  be  in- 
vested in  housing  schemes,  164 

Cheap  intermediate  fares  on  railw'ays 
Necessary,  244 

Loans  for  housing  purposes,  Bill 

providing  for,  270 
Tenements  for  very  poor,  Liver- 
pool, 97  ;  Glasgow,  93 
Transit  facilities  and  requirements, 
221  and  222 
alone  will  not  suffice,  12 
Cheap  Trains  Act,  18S3,  Provisions  of, 
242 

Cheap  workmen's  trains  and  trams,  242 
Cheaper  Imilding  materials,  203 

Buildings  required,  261 

Land    required    for  municipal 
housing,  261 

Money  required  for  housing,  261 

Transit  required,  26r 
Cheltenham,  Adoption  of  Part  III,  54 
Cheriton  U.D.C.,  Loans,  Small  Dwel- 
lings Act,  142 
Chester,  Adoption  of  Part  III,  54 
Chester  Street  Area,  Manchester,  104 
Chester  Street  Tenements,  70 
Chicken  pox — symptoms  and  other  in- 
dications, App.  98 
Chimneys,  Ryelaws  as  to,  App.  89 
Certificate  of  Award  under  Part  I,  App. 

43 

City  dwelling  as  a  disease,  93 
Clearance  schemes.  Law  as  to 
Part  I,  large  areas,  App.  I 
Part  II,  small  areas,  App.  18 
Statistics  relating  to,  51 
Clonmel,  Municipal  Cottages,  62  and  76 


Closed  conduit  tramway  system,  228 
Clo.sets,  Defective,  Statistics  as  to,  6 
Cloiiing  orders 

Definition  of.  Part  II,  App.  12 

Forms  relating  to,  52 

Procedure,  30 

Statistics  as  to,  31 

Under  Public  Health  Act,  App.  50^ 

Under  Part  II,  H.W.C.  Act, 
App.  13 

Unoccupied  house,  App.  13 
Closing  and  demolition  of  unhealthy 
dwellings  under  Housing  Acts,  App. 

13  t"  15 

Action  taken  at  Richmond,  115 
Combined    tram    and    train  transit 

scheme,  237 
Committee  on  savings  banks  fiinds,  268 
Committees  to  carry  out  Housing  Acts, 

32 

Common  lodging  houses,  26,  and  App. 
76 

Companies,   Loans  to,   for  building 

dwellings,  App.  28 
Compensation  for  property  taken  ;  Part 

I,  29,  and  App.  9  ;  Part  II,  App.  19 
To  tenants  for  removals,  Parts  I 
and  II,  App.  32 
Complaints  by  ratepayers,  Part  I,  2  ; 

Part  II,  13 
Completion  of  clearance   scheme  oa 

failure  of  local  authority,  App.  7 
Compressed  air  tramway  traction,  227 
Compulsory  taking  of  land.  Part  I, 

App.  8 

Appointment  of  arbitrator,  App. 
41 

Local  enquiry,  costs  of  owner, 
App.  4 

Payment  of  purchase  money, 
App.  43 

Scheme  to  distinguish  land  taken, 
App.  2 

Part  II,  site  of  obstructive  build- 
ing, App.  16 
Part  III,  procedure  as  in  Public 
Healih  Acts,  App.  26 
Concrete  slabs  for  building,  204 
Concrete  walls,  App.  87.  159,  203 
Concrete  and  limber  walls,  204 
Conditions  implied  on  letting  cheap 
houses,  App.  3 

Of  housing  loans  to  companies 
and  individuals,  Part  III, 
App.  29 

Of  Ownership  Small  Dwellings 
Act,  141 

Preliminary  under  Small  Dwellings 
Acquisition  Act,  1899,  App.  64 
Conduit  system  of  tramways,  229 
Confirmation  of  Part  I  scheme,  App.  3 

Forms  as  to,  59 

Part  II,  unopposed  scheme, 
App.  18 
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Connaught,  Municipal  Cottages  in,  39 
Consequences  of  bad  housing,  Some,  6 
Conseci,  Adoplion  of  Part  III,  54 
Construction,    London   Block  Dwel- 

lin£;s.  Details  of,  S8 
Contract  prices.  Leek  Cottages,  213 

Richmond  'Municipal  Cottages, 
124 

Contributory  place,  Meaning  of,  App. 
34 

Conversion  of  large  single  dwelhngs 

into  separate  fiats,  220 
Co-operaiion  and  housing,  179 
Co-operation  of  council  with  company, 

Ilford  scheme.  148 
Co-operative    Building  Associations, 
Germany,  257 

Housing    schemes,  Preparation 
of,  180 

Housing  Societies,  Belgmm,  254 
Wholesale  Society  and  Housing, 
180  . 

Corbett  Estates  and  Small  Dwelhngs 
Act.  148 

Cork,  Municipal  Dwell  ngs,  62 

Corner  in  land,  10,  196 

Corporation  land.  Sale  of,  for  workmg 
class  dwellings,  App.  62 

Cost  of  building  in  various  districts 
Block  dwellings,  68,  69 
Cottages,  76-78 
Cottage  flats,  73 
Lodging  houses,  65 
Tenement  houses,  71 

Cost  of  building  as  affected  by  plans,  159 
By  speciticaticns  159 
By  type  of  dwelling,  157 

Cost  of  building 

Glasgow  Municipal  Dwellings,  92 
Leek  Cottages,  Analysis  of,  213 
London  Municipal  Dwelhngs,  83 
Richmond  Cottages,  123 
Analysis  of,  124 

Cost  of  building  is  a  larger  item  than 
the  cost  of  land,  10 

Per  100  sq.  ft.  of  floor  space, 

158 

Municipal  dwelhngs,  per  room, 

158 
London,  83 

Municipal  block  dwellings,  69 
Municipal  cottages,  76-78 
Municipal  cottage  flats,  73 
Municipal  tenement  houses,  71 
Cost  of  Comes'  combined  bath,  range, 

and  boiler,  211-212 
Cost  of  labour.  Leek  Cottages,  212 

Richmond  Cottages,  125 
Cost  of  materials.  Leek  Cottages,  212 

Richmond  Cottages,  124-5 
Cost  of  each  part  of  Richmond  Cot- 
tages, 125 
Cost   of    Local    Government  Board 
Inquiries,  App.  81 


Cost  of  management  and  collection  of 
rents  of  municipal  dwellings,  172 
London,  86 
Glasgow,  94 
Cost  of  municipal  lodging  houses,  65 
Municipal  rural  cottages,  134 
Roads   and   sewers   of  various 
dwellings,  69  to  78 

Per   square    yard    of  site 

developed,  156 
Richmond  Scheme,  117, 123, 
126,  156 

Cost  of  sites  of  municipal  dwellings  in 
various  districts,  69  to  78 

Block  dwellings,  London  (housing 
valuation),  83 

Dwellings  under  Part  III,  156 

Glasgow  Dwellings,  92 

Richmond  Cottages,  117  and  123 
Cost  per  car  mile  of 

Cable  tramways,  227 

Horse  tramways,  229 

Electric    tramways,    228,  229, 

233,  234 
Steam  tramways,  229 
Costs  of  arbitration,  Part  I,  App.  46 
Of  confirming  authority.  Part  I, 

App.  4  and  App.  33 
Of  independent  inspection  of  un- 
healthy area,  App.  7 
Part  II,  App.  19  and  20 
Costs  of  reuiedying  nuisances,  App.  78 
Under  Patt  II,  Indiscretion  of 
arbitrator,  App.  20 
Cottages 

Cost  of  building,  74-78 
Definition  of,  in  Part  III,  App.  25 
Birmingham,  108  ;  George  Leigh 
St.,  Manchester,  102;  Hornsey, 
no;  Ixworth,  133  ;  Leek,  209; 
Miles  Platting,  104;  Penshurst, 
134  ;  Richmond,  118 
Cottage  flats,  Parliculais  as  to,  72-73 
Birmingham,  108;  Hornsey,  no; 
Richmond,  119 
Councils,  Powers  of,  in  connection  with 
housing,  18  to  36 

Powers  of,  in  connection  with 
light  railways  and  tramways,  226 
Councillors  may  not  vote  if  beneficially 

interested,  App.  33 
County  councillors.  Powers  of,  17 
County  councils 

Powers  of,  under  Part  II,  App. 

21  ;  Part  III,  App.  55 
Local  authority  in  London,  for 
Part  III  as  well  as  Part  I,  App. 

34-39  ^.    ,  ^ 

Representation  from  medical  officer 

of  health,  App.  25 

Coventry,  Adoption  of  Part  III,  55 

Loans,  Part  I,  46  ;  Part  II,  48 
Croydon  Municipal  Cotiages,  55  and  56 

Lodging  house,  65 
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Damp  course  required,  App.  87 
Dangerous  to  health,  Meaning  of,  App. 
12 

Darwen,  Loans,  Part  11,48;  Municipal 
Collates,  Parts  II  ancl  III,  53,  76, 
and  172  ;  lodging  house,  65 
Death  rates 

III  back-to-back  housfs,  App.  97 
In  besl  block  dwellings  higher 

than  in  cottages,  6 
In  English  counties,  App.  93 
In  foreign  countries  and  cities, 

App.  94 
In  London  slums,  43 
In  Manchester  slums,  48 
In    Scotland,  Various  districts, 
App.  94 

In  Surrey  and  Middlesex,  com- 
pared with  London,  6 

In  three  groups  of  English  towns, 
App.  95 

Deductions  from  Richmond  Housing 

Experiment,  132 
Default  of  local  authority  under  Part 

II,  App.  22 
Definiiions,  Act  of  1890,  Part  I,  App. 
I  ;  Part  II,  App.  12  ;  Part  III,  App. 
25  ;  General,  App.  34 

Public  Health  Act,  1875,  App.  73 
Acquisition  of  Small  Dwellings 

Act,  App.  68 
Labouring  classes,  41 
Working  classes,  App.  I 
Demolition  by  railway  companies,  41 
Costly  and  useless  while  house 

famine  prevails,  7 
Of  obstructive  buildings  by  local 
authority.  Part  II,  App.  17 
Demolition  Orders,  Procedure  as  to,  31 
Statistics  as  to,  31 
See  also  under  clearance  of  slums, 
obstructive  buildings 
Denmark,  Example  of,  185 
Deposit  of  maps  and  plans,  Part  I, 
App.  41 

Devizes,  Interesting  experiment.  Part 
HI,  55 

Devonport,  Loans,  Part  I,  46  ;  jMuni- 
cipnl  Dwellings,  56,  71 

Difficulties  of  rural  housing,  135 

Diphtheria,  Symptoms  and  other 
indications,  App.  98 

Disadvantages  of  House  Purchase 
System,  149 

Disqualification  of  tenants  for  municipal 
dwellings,  App.  27 

Distribution  of  housing  accommoda- 
tion, 177 

District,  Definition  of,  in  Housing  Act, 
App.  34 

District  councillor,  Powers  of,  17 

Railway,    reduced     fares  and 
through  bookings,  238 
Douglas,  Municipal  block  dwellings,  56 


Drain,  Definition  of.  Public  Htalth 

Act,  App.  73 
Drainage,  Byelaws  a-s  to,  App.  90 
Drains,  Construction  of,  App.  90 
Urogheda,  .Municipal  Dwelliufis,  62 
Dryden  Street  Tenements,  Liverpool, 

100 

Dublin,   Schemes  under  Part  I,  47 
and  62 

Small     Dwellings  Acquisition 
Act,  62 

Dudley,  Adoption  of  Part  III,  54; 

loans.  Part  I,  46 
Dufferin  Street  Dwellings,  London,  80 
Dusseldorf     (Germany)     and  city- 
planning,.  258 
Dwelling  house,  Definition  of,  --^pp. 
86  ;  for  Part  II,  Act  of  1890,  App.  12 
Improvement  Fund,  Part  I,  App. 
10 

Dwelling  houses.  Description  of,  in 

Port  Sunlight,  195 
Dwellings  erec'ed  by  private  companies 

in  London,  43 
Ealing,  Loans,  Part  III,  53 ;  Municipal. 

Cottages,  56  and  76 
Earth  closets.  Construction  of,  App.  91 
Easements,  Extinction  of,  Part  I,  App. 

TO ;  Part  II,  App.  19 
East  Grinstead,  Adoption  of  Part  III, 

54 

East    Ham,    Loans,    Part   III,    53 ; 

Municipal  Cottage  Flats,  56  and  73 
Ebbw  Vale,  Adoption  of  Part  III,  54 
Edgcumbe,    Sir    Robert,    and  small 

holdings,  186 
Edinburgh,  Municipal  Dwellings,  61 

and  69 

Overcrowding  in,  4 
Slum  clearance.  Part  I,  47 
Edmonton,  Action  under  Pan  III,  56 

Loans  under  Part  III,  53 
Electricity,  Cost  and  quantity  per  car 

mile,  trams,  233  and  234 
Electric  tramways.  Details  as  to,  228 

to  235 

Necessary  for  all  small  towns,  223 

Rapid  growth  of,  230 
Electric  tube  railways,  236 
Elevated  railway,  Manchester  to  Liver- 
pool, 238 

Empty  houses — what  class  they  are,  220 
Enactments  repealed  in  Housing  Act 

of  1890,  App.  53 
Entry  on  lands  on  making  deposit, 

Part  I,  App.  44 
Entry  power  of  local  authority.  Public 

Health  Act,  App.  78 
Erection  of  municipal  dwellings.  Powers 

for,  App.  27 
Erith,  Loans  lor  house  purchase,  142 

Municipal  cottages,  56  ami  76 
Escombe,  Miss  Jane,  on  rural  housing, 

134-5 
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Ssher  and  Uittons  U.D.C.,  INIunlcipal 

cotta;^es,  56 
Essen,  Krupp's  housintj  work,  260 
Establishment  of  Bournville  village,  197 
Estimates  required  for  Part  I  scheme, 

App.  2 

Exchange  of  lands  for  housing  purposes, 
App.  27 

Execution  of  Part  I  scheme  hy  local 
authority,  App.  6 

Part'll  scheme,  demolition,  App. 

Part  III  scheme,  App.  26 
Exemption  of  adapted  houses  from  in- 
habited house  duty,  220 

Of   workmen's   dwellings  from 
rates.  Need  for,  261 
Existing  cottages,  Purchase  of,  under 

Part  III,  App.  26 
E-xisting  dwellings,  reconstruction,  Part 

III,  App.  27 
Existing  railway  fares,  239 
Tram  fares,  240 
Transit  facilities,  239 
Expenses,  of  Council 

How  met.  Part  I  schemes,  App. 
9  ;  Part  II,  App.  21 ;  Part  III, 
App.  28 

Limited  under  Small  Dwellings 

Act,  App.  67 
Municipal  lodging  houses,  65 
Richmond  scheme,  Annual,  121 
Experiments,  Railways,  238 
Expert  estimates  of  tramway  working 

expenses,  235 
External  wall,  Definition  of,  App.  86 
Extinction  of  rights  of  way  and  other 

easemer.ts,  Pait  I,  App.  10 
Eynsford  Bungalow,  205  and  207 
Eacilities  for  housing  loans  to  private 

individuals,  253 
factories,  Migration   of,    to  country 

districts,  188 
Fair  rents.  What  are,  174 
Fair  rent  courts,  270 
Fares,  Ordinary  railway,  239 
Famingham  Bungalow,  206 
Fifth  Schedule,  Housing  of  the  Working 

Classes  Act,  1890,  App.  52 
Filthy  houses.  Law  as  to,  23,  and 

App.  75 
Financial  arrangements 

Ilford  house  purchase  scheme,  146 
Financial  gain  to  Ratepayers  of, 
Richmond  housing  scheme,  131 
Financial  outlay  and  return,  Bournville, 
199 

Financial  results  of  reconstruction  of 
existing  houses 

London,  Leeds,  and  Glasgow, 
215-216 

Financial  results  of  Port  Sunlight,  195 
Of  working   various  municipal 
dwellings 


Glasgow,  94;  Hornsey,  ill  ; 
Liverpool,  100  ;  London, 
85-86  ;  Manchester,  107  ; 
Richmond,  126 
Folkestone,  Loans,  Part  III,  53  ;  muni- 
cipal cottages.  56,  77,  and  172 
Fontenoy  St.  Dwellings,  Liverpool,  95 
Form  of  application  for  a  municipal 
cottage  at  Richmond,  129 

Summons  for  closing  order,  App. 

Of  charging  order,  App.  52 

Of  closing  order  (Housing  Act), 

Notice  10  occupiers,  Part  I,  App. 
58 

Requiring  houses  to  be  made  fit 
for  habitation,  App.  51 
Forms  of  notices  and  advertisements 
Part  II,  Act  of  1890,  App.  57 
Of  tenancy  agreement,  Richmond, 

131 

Used  under  Small  Dwellings  Act, 
144 

Foundations,  Rules  as  to,  App.  86 
Frankfurt-on-Main  and  suburban  de- 
velopment, 253 
Freeholder  of  estate  may  contract  to 

carry  out  a  Part  I  scheme,  App.  7 
French  sanitary  law,  248 
Fresh  air.  Composition  of,  App.  97 
Fuel,  Cost  of,  in  Comes'  patent  fittings, 
21 

Furnishing  of  municipal  dwellings,  App. 
27 

Future  needs,  Acquisition  of  sites  for, 
36 

Garden  Cities  of  "To-morrow,"  187 

Pioneer  Company,  190 
Gas  traction  for  tramways,  228 
German  housing  associations,  257 

Measles,   Sym]5ioms  and  other 

indications,  App.  98 
Sanitary  administration,  249 
Towns  and  suburban  land  pur- 
chase, 251 
Germany  —  House   building  associa- 
tions, 256 

Overcrowding  in,  247 
Gildart's  Gardens,  Cheap  dwellings, 

Liverpool,  97 
Gillingham  (Ki-nt),  Loans  under  Small 

Dwellings  Act,  142 
Glasgow,  Improvement  Acts,  42 
Improvement  Trust,  42-3 
Municipal  Dwellings,  number  of 

rooms,  etc.,  69  and  91 
Municipal  Family  Home,  66 
Municipal  Lodging  Houses,  65 
Overcrowding  in,  4 
Slum  clearance  statistics,  51 
Special  conditions  of,  92 
Workmen's  Dwellings  Company, 
216 
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Good  houses  lietter  than  low  rents,  173 
Grass  land,  Cheap  fares  to,  245 
Greenock,  Improvement  Scheme  under 
Act  of  1875,  44 

Lodging  IloLise  and  Municipal 
Dwellings,  61 
Ground    landlord,    Local  Authority 

sh'.uld  he,  150 
Ciround  rent  of  Glasgow  Dwellings,  94 
Ground  values — see  land  values 
Haghill  Tenements,  Glasgow,  93 
Hartlepool,  Proposed  action,  56 
Health  Officers,  Appoinlment  of,  19 

Half  salary  paid  from  Imperial 
Exchequer,  19 
Heavy  building  construction  in  Scot- 
land, 92 

Hereford,    Clearance  and  Dwellings 
Scheme,  56 

Loans,  Part  H,  48 
Hertford,  Adoption  of  Part  III 
Heston  Isleworth,  Land  bought,  56 

Loans  under  Part  III,  53 
Hexham,  Land  bought,  56 

Loan  under  Part  III,  53 
Highgate  (Hornsey),  Municipal  Cottage 

Scheme,  ill 
Hill's,  Miss  Octavia,  Pioneer  work  in 

reconstruction,  215 
Holland,  Housing  facilities,  256 
Hollow  walls,  construction  of,  App.  87 
Home  Office — evidence  on  removal  of 

factories  to  the  country,  189 
Home    Secretary    mav   decide  how 
expenses  ol  Part  II  Scheme  shall  be 
met,  App.  23 
Hornsey,    Description   of  Municipal 
Cottages,  73,  77,  lioand  172 
Loans,  Part  III,  53 
New  Scheme,  113 
Nightingale  Lane  Scheme,  110 
Horse  traction.  Tramways,  227 
Horsfall,  Mr.  T.  C,  on  housing  in 

Germany,  253 
House-building  Associations,  253 
House,  Definition  of  (census  report), 

App.  96 
House  famine  in  large  towns,  r 
Rural  districts,  2 
Villa  districts,  2  and  3 
House  purchase  system.  Co-operators, 
179 

General  remarks  on,  149 
IlfonI,  143  ;  Woolwich,  i8l 
Combined  with  life  insurance,  255 
House  to  house  inspection,  duty  of 
local  authority,  App.  13 

Urged    by   Local  Government 

Board,  8 
Richmond,  114 
Houses 

Built  by  co-operative  societies,  179 

Cleansing  of,  App.  74 

For  the  very  poor.  Glasgow,  91 


In  Great  Britain,  1900,  App.  98 
Let  in  lodgings,  27 ;  and  .\pp.  77 
Must  be  drained,  App.  74 
Householders — Complaint  to  local  au- 
thority 

Of  obstructive  building.  Part  II, 
App.  16 

Of  unhealthy  area.  Part  I,  App.  2 
Of  unhealthy  dwelling  houses. 
Part  II,  App.  13 
Householders,  Powers  of,  16 
Housing  accommodation  is  deficient,  3 
Housing  of  the  Working  Classss  Acts 
1890,  Text  of,  with  notes,  App. 

I  ;  Summary  of,  28 
1893;  1894;  1896  (Ireland) ;  1896 
(Scotland);  Summary  of,  A]jp6i 
1900,  Text  of,  with  notes,  55 
Housing 

Committees,    Appointment  of, 
App.  32 

Councils  should  be  formed  every- 
where, 14 
Lessons  from  other  countries,  247 
Loans   to   companies,  societies, 

and  individuals,  App.  28 
Scheme  at  Norsiel,  France,  260 
Housing  and  Rating  Bill,  269-270 
Housing  of  the  Working  Classes  (Rural 

Districts)  Bill,  269 
Housing  sites,  Writing  down  the  value 

of  land  for,  App.  31 
Housing  subsidies  (Ireland),  38 
Howard's,  Mr.   Ebenezer,  Scheme  of 

Garden  Cities,  187-189 
Huddersfield,  Municipal  Cottages,  57, 

76,  and  172;  Lodging  House,  65 
Hull — Action  under  Part  II,  57 

Cottages  with  b.iths,  scheme  for,  214 
Defective  houses,  4 
Municipal  Block  Dwellings, 
Hungarian  towns  and  the  outer  building 
belt,  251 

Hungary — Zone  system  of  railway  fares, 
246 

Ilford,  House  Purchase  Scheme,  143 
Illustrations — see  Contents  pages  at 

beginning  of  book 
Immediately    necessary    housing  re- 
forms, II 

Improved  railway  service  necessary  in 

large  centres,  235 
Improved    travelling  facilities  create 

heavy  traffic,  230 
Improvement  schemes 

Under  the  Housing  of  the  Work- 
ing Classes  Act,  1890 
Law  relating  to.  Part  I,  29,  and 

App.  2 
Part  II,  33,  and  App.  18 
Carried  out.  Particulars  as  to,  45 
Two  cases  for,  under  Part  II,  33 
Whether  they  should  be  under 
Part  I  or  Part  II,  33 
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Inclusive  cost  per  house,  Richmond,  126 
Income  of  municipal  dwellings,  170 
and  172 

Of  municipal  tramways,  233,  234 
See  also  Financial  Results 
Income  tax  on   municipal  dwellings, 
168 

Increase  in  municipal  housing  under 

Part  III,  261 
Individuals,  Powers  of,  with  regard  to 

housing,  15 
Infectious  diseases 

Notification  of,  23 
Pieveniive  measures,  24 
Symptoms  of,  98-99 
Information  to  be  furnished   to  the 
Local    Government    Board  under 
Small  Dwellings  Act,  146 
Inquiry 

As  to  housing  scheme,  Part  I, 

App.  4  , 
As  to  unhealthy  areas,  App.  7 
On  default  of  medical  officer, 

Part  I,  App.  7 
Inspection 

Of  district  for  nui.sances,  App.  78 
Of  municipal  dwellings.  Part  III, 

App.  36 

Of  premises,  power  ot  county 
council,  Part  II,  App.  22 
Insurance  and  house   purchase  com- 
bined, 25s 
Interest  on  cost  of  building  Glasgow 
Dwellings,  94 

See  also  Rate  of  Interest 
Ireland — 

Action  under  Part  III,  62 
Adoption  of  Part  III,  62 
Application  of  Act  of  1890  to, 
App.  36 

Of  Schedule  II  to,  App.  48 
Of  Small  Dwellings  Act  to, 
App.  70 

Municipal  cottages  erected  under 

Labourers'  Acts,  39 
Rural  housing  in,  139 
Ixworth  (Suffolk),  .Municipal  Cottages, 

'34  .       ^  .  . 

Joint  Stock   Housmg   Companies  in 

Belgium,  255 

Joists  in   floors.  Regulations  as  to, 

App.  90 

Justices,  Powers  of,  to  complain  of 

unhealthy  area,  Part  I,  App.  2 
Juvenal  Street  Dwellings,  Liverpool, 

Keighley,  Municipal  Cottages,  57  and 
77 

King,  His  Majesty  the,  and  the  housing 

ques'  ion — Introduction 
Krupp,  Housing  Scheme  at  Essen,  260 
Labour  and  cost  of  building,  1 59 
Labourers'  Association  and  rural  hous- 
ing, 134 


Labourers'  cottages  (Ireland) 
Acts,  37 

Construction  of,  139- 140 

Erected  in  Ireland,  39 

In  Middleton  Rural  District,  139 
Labouring  classes,  Definition  of,  41 
Lancaster,  Loans,  Part  I,  96 

Municipal  Lodging  House,  65 

Slum  clearance,  47 
Land  . 

Acquisition  of,  under  Housing  of 
Working  Classes  Act,  1890, 
App.  57 

Cost  of,  51,  69  to  78,  155,  156, 

176,  177.  189 
Compulsory  taking  of,  under  Part 

I,  App.  8 
How  to  get,  for  housing,  34 
Under  Part  II,  App.  16,  iS,  19 
Corner,  How  to  forestall,  196 
Definition  of,  App.  34 
Definition  of,  in  Public  Health 

Act,  App.  73  .  ,  ,  J 

What  may  be  done  with  land 
under  Part  III,  35 
Land  Law  Reform  Association,  2 
Land  Nationalisation  Society,  264 
Land  values,  Taxation  of,  262  ;  in  the 

Colonies  and  Germany,  265 
Lands  Clauses  Acts 

Application   of,   in  compulsory 

purchase  under  Part  III,  34 
Modification  of,  App.  57 
Partial  application  of,  to  Parts  I 
and  II  schemes,  App.  8,  16, 
20,  26,  41 

Large  living  rooms,  Manchester  new 

scheme,  107 
Lawrence,  Mr.  Frederick,  on  Artizans 

Rents,  178 
Lease 

Of  land  acquired  under  Part  III, 
App.  56 

Of  part  of  area  under  Part  I 

scheme,  App.  6 
Covenants  not  affected  by  Part  II, 

App.  24 

Lessees 

Notice  of  Part  I  scheme  to  be 

served  on,  App.  3 
When  to  be  deemed  owners  under 

Part  II,  App.  12 
Leeds,  Action  under  Parts  I  and  II,  57 
Industrial   Dwellings  Company, 

216 

Tramways,  Results  of  working, 
230,  234 

Leek,  Councillor  Corne.s'  Experiment, 
209 

Legal  charges,  Ilford,  Acquisition  of 

Small  Dwellings  Act,  144 
Leicester,  Loans  under  Part  III,  53 

Municipal  Tenement  Houses,  57, 
71,  and  172 
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Leigh,  Loons,  Part  I,  46 

Municipal  Cottag-s,  57,  71,  and 
172 

Leinster,  Municipal  Cottages  erected,  39 
Leith,  Municipal  Lodging  House,  61,65 
Lepreux,  Monsieur,  Director  of  Belgian 
Savings  Banks,  on  house  purchase 
schemes,  255 
Letting  of  houses  for  working  classes, 
Implied  conditions,  App.  31 
Penshurst  Municip.il  Cottages,  138 
Richmond    Municipal  Cottages, 
119,  128 

Lever's,  Mr.  W.,  Experiment  at  Port 
Sunlight,  194 

Liberal  Publication  Department,  Leaf- 
let on  Taxation  of  Land  Values,  262 

Lichfield,  Adoplion  of  Part  III,  54 

Light  Railways  Act,  1896,  Summary  of, 
225 

Light  Railway  schemes  approved,  226 
Limit  imposed  on  borrowing  by  local 

authorities,  App.  81 
Limit  imposed  on  local  rates  not  to 

apply  to  Part  I,  App.  10 
Linthwaite,  Municipal  Cotiages,  57  and 

77 

Liverpool 

Block  Dwellings,  69 

Cheap  and  novel  construction, 

App.  TCI 

Cottage  Flats,  73 
Death  lates,  6 
Housing  Association,  14 
Loans  for  Housing,  Part  III,  53 
Municipal  Dwellings,  Description 

of,  95,  172 
Private  Scheme  for  Cottages,  with 

Baths,  214 
State  of  closets,  6 
Tenement  House  Dwellings,  71, 
•  98 

Llandudno,  Loans,  Part  III,  53» 
Municipal  Cottages,  57,  77,  and  172 

Loan  charges  on  municipal  dwellings, 
160 

Loans 

Limitation  of  period  of,  App.  8i 
Public  Works   Loans  Commis- 
sioners, App.  II  and  81 
Rate  of  interest  charged  by  Public 
Works  Loans  Commissioners, 
App.  32 

Sanctioned  under  Acquisition  of 
Small  Dwellings  Act,  142 
Under  Part  I  of  the  Housing 

Act  of  1890,  46 
Under  Part  II,  48 
Under  Part  III,  53  and  261 
Loans,  Repayment  of 

How   affected   by  reduction  of 
rate  of  interest,  164;  by  period 
of  repayment,  164 
Local  Acts  for  tramways,  225 


Local  authority 

Definitions  of,  in  Housing  of  the 
Working  Classes  Act,  1890, 
App.  34,  39.  40 

In  Public  Health  Act,  1875, 

App-  73 
In  Small  Dwellings  Acquisi- 
tion Act,  141 
Local  authorities 

Dare  not  carry  out  Public  Health 

Acts,  13 
Housing  powers  of,  18 
Housing  work  done  by,  40 
Local  Improvement  Acts  for  housing, 

41  ;  for  tramways,  2 
Local  inquiriei 

Housing  Act  of  1890,  App.  33 
Public  Health  Act,  81 
Local  Government  Board 

Circular  to  Uiban  District  Coun- 
cils, 59 
Inquiries,  App.  81 
Inspectors,  App.  81 
Local  rate.  Definition  of,  in  Act  of 

1890,  App.  34,  39 
Local  Tramway  Acts,  225 
"  Lodging  Houses"  in  the  Act  of  1890 
include  all  kinds  of  working  class 
dwellings,  App.  25 

Municipal,  Statistics  as  to,  65 
London  Borough  Councils 
Borrowing;  powers  of 
Slum  clearances.  Part  II,  49 
London  County  Council 

Block  Dwellings,  69,  79,  and 
172 

Borrowing  under  Part  II,  App. 
22 

Carrying  out  of  Part  II  scheme, 
App. '23 

Contribution  to  cost  of  a  local 

Part  II  scheme,  App.  23 
Municipal  Dwellings,  Statistics, 

69  and  82 
Municipal  Lodging  House,  65 
Slum  clearances,  41 
Unhealthy  areas  under,  46  and  49 
Standing  order  regulating  housing 

schemes,  79 
Which  part  of  Act  slums  to  be 
dealt  with,  App.  30 
London  Cottage  Dwellings,  Manage- 
ment of,  193 

Overcrowding  in,  4 
Special  provisions  of  Part  II  as 
to,  App.  22 
London  United  Tramways,  231 
Lunatics,  Increase  of,  in  overcrowded 

districts,  7 
Losses  of  rent,  Amount  of,  168 
Low  rents  in  Glasgow,  92 
Management  of  Municipal  Dwellings 
Part  III,  App.  27 
Cost  of,  166 
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Mancliester 

Loans  for  Housing,  Part  I,  40, 

Part  II,  48,  Part  III,  53 
Municipal  Dwellings  lor  Working 
Classes 

Description  of,  loi  and  172 
Block  dwellings,  69 
Cottages,  77 
Lodging  houses,  65,  66 
Tenement  houses,  7 1 
Pail  closets  in,  6 
Slum  clearance,  Part  I,  47.  P'^" 

II,  49-51 
Slum  clearance  statistics,  51 
Suburban    Dwellings  Scheme, 
104-106 

Mann,  Mr.  Jno.,  on  Management  of 
reconstructed  Glasgow  Property,  218 
Maps  and  plans 

Required  to  accompany  an  Im- 
provement scheme,  2 
Particulars  to  be  shown  on,  60 
Manure,  Removal  of,  23 
Materials  for  walls 

Bye-laws  as  to,  App.  87 
Cost  of,  at  Richmond,  124,  Leek, 
212 

Measles,  symptoms  and  other  indica- 
tions, App.  98 
Medical  men— any  two  may  give  cer- 
tificate as  to  unhealthy  house,  17 
Medical   officers   of  health,  duty  to 
inspect,  App.  2 

To   make   representation  as  to 
unhealthy  area,  App.  2 
Merthyr  Tydvil,  Municipal  Cottages, 

Part  III,  57 
Method  of  repayment  of  loan 

Small  Dwellings  Acquisition  Act, 
App.  63 

By  annuity  more  suitable  than  in- 
stalment system — introduction 
Metropolitan  Boroughs,  as  local  authori- 
ties under   Small   Dwellings,  Act, 
App.  67 

Metropolitan  Railway — reduced  fares 
and  improved  traffic,  238 

Middle-class  houses,  "made  down"  for 
workmen's  dwellings,  218 

Middlesbrough,  Proposed  action,  57 

Middleton  Place,  Glasgow,  reconstruc- 
tion of  houses,  216 

Milk  Street,  Cottage  Flats,  Birming- 
ham, 108 

Millbank  Estate,  London,  80 

Minor  Housing  Acts,  Summary  of, 
App.  61 

Miscellaneous   proposals  for  housing 

reform,  261 
Mitcham  (Rural),  Refusal  of  County 

Council  to  sanction  municipal  action, 

138 

Model  Byelaws,  App.  85  ;  also  see 
"  Byelaws" 


Model  lodging  houses,  62;  Manchester, 
104 

See    "Lodging    Houses"  and 
"Municipal  Lo>1ging  Houses" 
Modification  of  scheme.  Part  II,  App.  19 
Money  for  building  workmen's  dwel- 
lings, 164-165 

For  Part  III  schemes,  How  to 

get'  35 

Morpeth,  Sale  of  municipal  sites  to 

workmen,  57 
Mortar,  Good,  Definition  of,  App.  86 
Mulhouse,  Experience  of  house  pur- 
chase system,  259 

Type  of  workmen's  dwellings,  259 
Mumps,  Symptoms  and  other  indica- 
tions, App.  99 
Munster,  Municipal  Cottages  erected,  39 
Municipal 

Adaptation  of  houses  at  Camber- 
well,  220 
Block  dwellings  erected,  Statistics 

of,  68,  69 
Corporation  Act,  Housing  section, 

App.  62 
Cottages  erecled  in  Ireland,  39 
Cottages  erected,  Statistics,  76-78 
Cottage  flats  erected.  Statistics,  74 
Dwellings  erected,  Statistics  of, 
78 ;  cost,  78 

Interest  on  Loans  for,  172 
Cost  of  superintendence,  172 
Rates  and  taxes,  172 
Housing — Does  it  pay  ?  1 70 

Ought  it  to  pay  ?  168 
Lodging  houses,  62-66 
Housing  scheme,  How  to  prepare, 

153 

Housing   schemes.   Analysis  of 
finances,  171 

Financial  and  practical  in- 
formation, 153 
Financial  results,  1 70- 1 72 
Self-supporting,  171 
Subsidies  for  cheap  transit,  245 
Tramways,  Capital  expenditure, 
232 

Results  of  working,  234 
Municipalities,  Deputation  of,  to  Local 
Government  Board  on  housing  pro- 
cedure, 269 
Naniyglo   and    Blaina,    Adoption  of 

Part  III,  54 
Naples,  Transformation  of  slums,  252 
New  buildings,  bye-lsws,  App.  80 
New  building,  Definition  of,  App.  80 
Newcastle-on-Tyne,  Proposed  action,  58 
New  Estates,  plans  must  be  submitted, 
App.  92 

Newport  (Mon),  Adoption  of  Part  III, 

54  ;  population,  58 
Newry,  Municipal  Dwellings,  62 
New  sites,  must  be  under  more  com- 
plete public  control,  1 1 
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New  streets  and   buildings,  Bye-law 
definitions,  App.  85 

Width  of,  prescribed,  App.  86 
Noel  Park  Estate,  London,  192 
Noisiel,  M.  Menier's  Estate,  260 
Norbury  Estate,  London  County  Coun- 
cil, 90 

North  Eastern  Railway  Experiment, 
23S 

Norwich,  Purchase  of  site  for  Municipal 

Dwellings,  58 
Neighbouring    lands.  Compensation 
payable  for,  App.  2 

Inclusive  of  a  housing  scheme, 
App.  2 

Notice  I 

Of  Housing  Scheme  Act  of  1890, 

App.  33 
Of  entry  for  valuation,  App.  32 
(Part  I)  Of  arbitration.  Schedule 

II,  App.  41 
Of  holding  local  enquiry,  App.  8 
Of  scheme   before  petition  for 

sanction,  App.  3 
Of  taking  of  fifteen  houses,  App.  7 
(Part  II)  Of  closing   order  to 

tenant,  App.  13 
Of  land  proposed  to  be  taken, 

App.  18 

Publication  and  service  of,  App. 

3  anci  47 
Requiring  abatement  of  nuisance, 
App.  49 

Ownerto  sewer  private  street, 
Form  G,  App.  84 
Nottingham,    Block    Dwellings,  69, 
Cottages,  74  and  77 

Municipal  Dwellings  schemes,  58 
Pail  closets  in,  6 
Plans  of  Municipal  Cottages,  75 
Nuisances,  Complaint  of,  by  individuals, 
App.  79  _ 

Definition  of,  21,  and  App.  77 
Likely  to  recur,  App.  49 
Notice  as  to,  App.  77 
If  notice  disregarded,  App.  78 
Police  officer  may  take  proceed- 
ings, App.  79 
What  is  a  nuisance?  21 
Who    may    give  information, 
App.  77 

Nuisances  Removal  Act,  1855,  App.  49 
Nuremberg,  Housing  Scheme,  259 
Obstructive  buildings,  32 

Compensation  for,  App.  16 
Part  II  scheme  for,  App.  15 
Obstruction  of  Act  of  1890,  Part  II,  by 

occupiers,  App.  24 
Obstructing  execution  of  Act  of  1890, 
App-  33 

Occupation.s  of  tenants  of  Richmond 

Municipal  Cottages,  128 
Offensive  accumulations,  How  to  deal 

with,  23 


Official  representation 

Part  I,  App.  2  ;  Part  II,  App. 

12,  App.  15  and  16 
Duty  of  local  authority  on  receipt 
of,  App.  2 
Old  age  pensions 

Might  come  from  municipal  rents, 
131 

Fund  used  for  housing  loans  in 
Germany,  257 
Oldham  Road  Area,  Manchester,  loi 
Open  conduit  system  of  tramways,  228 
Open  space  round  buildings,  App.  90 
Order,  to  abate  nuisances  (Form  C), 
App.  83 

To  demolish  house,  App.  14 
Toexecuteworksof  repair,  App.  14 
Of  Justices  for  admission  of  officer 
of  local  authority  (Form  F), 
App.  84 

To  pull  down  obstructive  building, 
App.  16 

Owner 

Definition  of,  Act  of  1890  (Part  I, 
no  definition);  Part  II,  App.  12 
Public  Health  Act,  App.  73 
May  petition  against  clearance 

scheme,  App.  18 
Powers  of,  16 
Overcrowding 
On  area,  5 

1891,  Provincial  towns,  4 

Closing  order,  App.  79 

Standards  of,  22 

What  is  overcrowding?  21 
Overhead  electric  tramway  traction,  228 
Paisley,  Municipal  Lodging  House,  61 
Paris,  Building  regulations,  250 

The  model  Continental  city,  249 
Parish  council  and  housing,  139 
Parish  councillor.  Powers  of,  17 

Mayset  Pan  III  in  motion,  App.  56 
Parish,  Definition  of.  Public  Health 

Act,  App.  73 
Parliament  and  housing  legislation,  267 
Parliamentary  Committees  on 

Rehousing  of  the  working  classes, 
267 

Repayment  of  loans,  26S 
Savings  hanks  funds,  268 

Part  I  of  Housing  Act,  1S90,  App.  i 

Part  II,  App.  12 

Part  HI,  App.  25 

Adoption  of,  procedure,  34,  and 
App.  25 

Part  of  property  may  be  taken  com- 
pulsorily  under  housing  scheme, 
App.  42 

Part  of  -site  of  obstructive  buildini;, 
App.  16 

Party  walls,  Byelaws  as  to,  App.  88 

Definition  of,  App.  86 
Passergerduty,  Conditions  of  exeniption 
from,  243 
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Passengers,  Number  of,  per  car  mile, 
in  tramways,  233 

Payment  of  purchase  money  in  im- 
provement scheme,  Part  I,  App.  43 

Penshurst,  Municipal  Rural  Cottages, 

134,  137-138  .  ,  .  ,  .  r 
Period  of  incubation  and  intection  01 

various  diseases,  App.  98-99 
Period  of  repayment  of  loan 
Eflfect  of,  on  rents,  161 
Part  III,  53  and  261 
Small  Dwellings  Acquisition  Act, 
App.  63 

Person,  Definition  of,  in  Public  Health 

Acts,  App.  73 
Perth,  Municipal  Dwellings,  61 
Peterhead,  Municipal  lodging  house,  61 
Pig-keeping,  Regulations  as  to,  App.  75 
Plans — see  separate  list.  Contents  pages 
Plymouth,  Clearance  scheme,  Part  I,  48 
Housing  loans,  Part  I,  46 
Municipal  dwellings,  Part  III,  58 
Statistics,  51 
Pollard  Street  Block,  Manchester,  loi 
Poole,  Clearance  and  Building  Scheme, 

58 

Poore,  Dr.  G.  Vivian,  on  Eynsford 
Bungalow,  207 

Rural  sanitation,  202 
Population 

Number   of   times    carried  on 
municipal  electric  tramways,  234 
Of  English  counties,  App.  96 
Of  sundry  towns,  54  to  62,  234, 

and  App.  96 
Of  Scotland,  App.  96 
Proportion  of,  to  tramway  track 
mileage,  232 
Portsmouth,  Loans,  Part  I,  46 

Slum  clearance.  Part  I,  48 
Port  Sunlight  Village,  194 
Pott  Street  Area,  Manchester,  104 
Powers  of  Act  of  1890,  to  be  cumulative, 

App-  33 
Powers  of  Companies 

To  borrow  money  for  housing 
purposes    from  Government, 
35,  and  App.  28 
To   build   labourers'  dwellings. 
Part  III,  App.  29 
Powers   of    confirming  authority 

modify  authorised  scheme,  App.  L 
Powers  of  Councils — see  powers 

local  authorities 
Powers  of  Councillors,  17 
Powers  of  individuals,  15  17  ;  clergy- 
men,    14-16;    householders,  16; 
tenants,  16 
Powers  of  local  authorities 

Abatement  of  nuisances,  21 
Acts  of  Parliament  in  which  con- 
contained,  18 
Acquisition   of    land    for  sites, 
App.  36  and  55 


to 


of 


Adoption  of  Bye-laws,  19 

Cleansing    of    streets  and 

houses,  20 
Common    lodging  houses, 

App.  76 
Houses  let  in  lodgings,  App. 

77 

New  streets  and  buildings, 

App.  85 
Nuisances,    Prevention  of, 

App.  74 

Appointment  of  health  officers,  19 
Housing  committees,  App.  32 
Clearance  of  slum  areas,  28 
Closing  of  unhealthy  dwellings,  30 
Demolition  of  obstructive  build- 
ings, 31 

Erection  of  workmen's  dwellings, 
34 

Letting  land  on  lease  for  work- 
men's dwellings,  35,  and  App.  56 
Furnishing  of  municipal  dwell- 

•"^gS'  35  r-  r  ■ 

Prevention  of  spread  of  infectious 

disease,  23-24 
Purchase  of  houses  and  land  for 

workmen's  dwellings,  35 
Tramways,     construction  and 

working  by  local  act,  225 
Reconstruction  of  existing  tJwell- 
ings  for  occupation  by  working 
classes,  215 
Price  of  materials   affecting  cost  of 

building,  159 
Private  enterprise,  alone  has  failed,  9 
Must  be  coinbined  with  municipal 

enterprise,  10 
Slackened  before  municipal  enter- 
prise began,  10 
Private  individuals,  what  may  be  done 

^y'  '3  ^      ,  . 

Private  tramway  undertakings — work- 
ing expenses,  235 
Privies,    Construction    of,  bye-laws, 

App.  91 
Privy  accommodation,  App.  74 
Procedure  in  housing  schemes 

Clearance  of  large  slums,  Part  I, 
28-30 

Of  small  slums,  30-34 
Erection  of  dwellings,  34 
Suggested  reforms,  269 
Procedure,  Small  Dwellings  Act,  141 
Ilford  example,  143 
Sale  of  land,  App.  65 
Proceedings,  on  local  enquiry.  Part  I, 
App.  8 

Profitable  nature  of  electric  tramways, 
232 

Profits  from  Municipal  Dwellings 

Glasgow,  94;  llornsey,  III; 
London  County  Council,  86 ; 
Richmond,  126;  sundry  towns, 
170 
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Projected  "tube"  railways,  237 
Provincial    municipal    dwellings,  95 
and  seq. 

Provision  of  accommodation  for  dis- 
placed tenants, 
Provisional  order  confirming  Part  I 
scheme,  App.  4 

Necessary   for    compulsory  ac- 
quisition of  land,  Part  III,  26 
Provisions  as  to  arbitration.  Part  II, 
App.  19. 

Of  Part  I  that  are  applicable  to 
Part  II,  App.  19 
Prussian  Experiments  in  land  taxation, 
265 

Public  conscience  must  be  aroused,  13 
Public  Health  Acts,  18,  and  App.  72 
Public  Health  Act,  1875 

Sections  91,  94,  95,  and  97,  App. 

Summary  of  sanitary  sections, 
App.  82 

(Amendment)   Act,   1890,  sum- 
mary of,  App.  85 
Purchase  Clause 

Housing  Act,  1890,  slum  areas, 

Part  I,  App.  9 
Tramways  Act,  224 
Purchase 

Of  cheap  land  on  outskirts  of 

towns,  251 
Of  London  tramways  by  London 
County  Council,  225 
Public  Works  Loans  Commissioners 

Loans  to  companies,  individuals, 
and  societies,  35,  181,  253,  and 
App.  28 

Loans  to  local  authorities,  Part  I, 
App.   II,  Part  II,  App.  21, 
Part  HI,  App.  28 
Rate  of  interest  on  loans,  App.  32 
Quantities  >'f   chief   materials  used. 
Leek  cottages,  212,  Richmond  cot- 
tages, 123 
Queen  Street  Tenements,  Salford,  109 
Rachel  Street   Municipal  Dwellings, 

Liverpool,  100 
Rafters  in  roofs,  sizes  required,  App.  90 
Rathmines  (Ireland),   Municipal  Cot- 
tages, 62 

Rainwater  pipes.  Requirements  as  to, 

App.  91 
Rate  of  interest  charged 

By  Public  Works  Loans  Com- 
missioners, App.  II  and  81 
On  Loans  for  buying  small  dwel- 
lings, 141,  and  App.  63 
Penshurst  (Rural)  Housing  Loan, 
T38 

Too  high  m  most  cases,  loo 
Ratepayers,  Complaint  by,  as  to  un- 
healthy areas,  Part  I,  App,  2 
Rates,  Division  of,  between  owner  and 
occupier,  42 


Rates  and  Taxes,  etc. 

Paid  for  municipal  dwellings,  172 
General  remarks,  167-8. 
How  much  to  allow  for,  166 
Rates,  taxes,  lighting,  and  insurance, 
London  County  Council  dwellings,  86 
Rating  of  vacant  .sites,  264 
Rating  system,  Effect  of,  on  rents,  262 
Receptacles  for  ashes,  App.  92 
Receipts  of  municipal  dwellings 

Block  dwellings,  cottages,  flats, 
and  tenement  houses,  170  and 
172 

Lodging  houses,  65 
Recommendations    of  Parliamentary 
Committees 

On  rehousing  '  of   the  working 

classes,  267 
On  repayment  of  loans,  268 
On  savings  banks'  funds,  268 
On  transit  in  London,  238  and  245 
Reconstruction 

Of  old  houses,  215 

Of  slum  areas,  see  under  Part  I 

and  Part  II  Act  of  1890 
Of  slum  dwellings  at  Camberwell, 

at  Glasgow,  216 
By  Miss  Octavia  Hill,  215 
Of  street  systems,  249 
Reforms  in  housing  procedure,  sug- 
gestions of  municipalities,  269 
Register    of    advances    under  Small 

Dwellings  Act,  App.  66 
Regulations  of  Richmond  Municipal 

Cottages,  130 
Rehousing  persons  displaced  from  slum 
areas,  49 

Powers  as  to,  30 

(see  also  under  "clearance"  and 
"  slum  areas") 
Reiss,  fireproof  construction,  204 
Remedies 

Of  owrner  for  breach  of  covenant. 

Part  II,  App.  24 
To   secure   improved  travelling 

facilities,  243 
For  bad  housing  cnditions 
Rent  of  municipal  dwellings. 
Block  dwellings,  69 
Cottage.^,  76-78 
Cottage  flats,  73 
Glasgow   Houses  for  very 

poor,  91 
Lodging  houses 
London  Municipal  Dwellings 
Factors  which  determine,  153 
How  to  be  fixed.  Part  III,  App.  27 
Per  1,000  cubic  feet,  Glasgow,  94 
Richmond    Cottage  Dwellings, 

Analysis  of,  1 54 
Rural  cottages  (Ixworth),  134 
Tenement  houses,  71 
Rents  and  cost  of  ordinary  existing 
dwellings  in  various  districts,  175-177 
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Rent  purchase  of  dwellings,  151 

Rent    received   for   London  County 

Council  Dwellings,  86 
Repairs,  etc.,  Allowance  for,  London 

County  Council,  86 
Repairs,  etc.,  municipal  dwellings 

Cost  of,  172  ;  Glasgow,  94 

Why  small,  167 
Repayment  of  loans  by  local  authorities 

Annuity  system,  162 

Increased  periods  now  granted,  26 

Instalment  system,  162 

Parliamentary  Committee  on,  268 
Repeal  of  .Housing  Acts,  App.  38 
Report 

On  Labourers'  Cottages,  Ixworth 

(Suflfolk),  133 
Of  Royal  Commission  on  Housmg 
of   Working    Classes  (Intro- 
duction) 
Representation 

By   medical   officer   of  health, 

Part  II,  App.  12 
By   County  medical   officer  of 

health  in  London,  App.  25 
Official,  App.  2 
Rhyl,  Loans,  Pari  III,  53  and  58 
Richmond  Housing  Conditions,  3 
Housing  Experiment,  114 
Account  of 
Cost  of,  120 
Cottages  erected 

Class  A  118,  B  118,  D  122 
Average  cost  per  room,  126 
Details  of  building,  1 1 7 
Cottage  flats  erected,  72,  73 
First  Housing  scheme,  115 
Loans,  Part  VI,  53 
Second  housing  scheme,  122 
Why   action   was   taken  under 
Part  III 

Robinson,  Mr.  Clifton,  C.E.,  A  pioneer 

of  electric  traction  in  England,  231 
Roofing  must  be  incombustible,  App.  89 
Rooms  in  municipal  dwellings 

Cost  of  building,  cost  of  site,  and 
numbers  of,  69-78 
Block  dwellings,  69 
Cottage  dwellings,  76-78 
Cottage  flats,  73 
Tenement  houses,  71 
London  County  Council  Dwel- 
lings, 83 

Rooms  in   Scotland,    Census,  1901, 
App.  96 

Number  of,  in  London  Tenements, 
App.  96 

Rotherham,  Adoption  of  Piirt  III,  54 
Royal  Commission,  On  the  housing  of 
the  working  classes 

Recommendation   on    rating  of 
vacant  sites,  264 
Summary  of  recommendations — 
see  Introduction 


Rural  Districts,  Housing  Bill,  269 
Rural  Hygiene,  Dr.  Poore's,  5 
Rural  Housing,  134-140 

How  affected  by  Housing  Act 

of 1S90,  139 
In  Irelaitd,  37-39  and  139 
Difficulties  of  procedure  in  Pens- 
hurst  Scheme,  136 
The   Eynsford   Bungalows  and 
the  Byelaws 
Rural  Sanitation,  Dr.  Poore's  system, 
202 

Ryder  Street  Cottages,  Birmingham,  108 
Sanitary 

Authority,     Definition     of,  m 
Housing  Act,  App.  34 
Construction,  Improvements  in,  at 
Glasgow,  2(7 

Defects,    22;    a    year's  work,. 
24-25 

Inspector,  Duty  of,  19 
Law.  Paralysed,  8 
Sanitary  Street  Dwellings,  Manchester,. 

lOI 

Sale 

Of  dwellings  within  ten  years,. 

Part  I,  App.  6 
Of  municipal  dwellings.  Part  III,. 

App.  28 

Of  land,  Application  of  proceeds, 
App-  32 

Or  transfer  of  mterest  in  house 
acquired  under   Small  Dwel- 
lings Act,  App.  64 
Salford,    Loans   under   Part   I,  46; 
Part  III,  53 

Municipal   Dwellings,    76,  109 
and  172 

Bloom   Street  Lodging  House, 

63-65 
Slum  clearances,  40 
Statistics       of  improvement 
schemes,  51 
Sanction  of  scheme.  Part  I,  29,  and 
App.  4;   Part  II,  App.  18;  Part 
III,  35,  and  App.  26 
Savings  bank  funds 

Should  be  lent  for  housing  pur- 
poses, 164 
Special  committee  on,  268 
Scantlings  of  timber  in  domestic  build- 
ings, App.  S9 
Scarlet   fever.   Symptoms   and  other 

indications  of,  App.  99 
Scavensring,  App.  7;; 
Schedule  A  (Sec.  u)  Small  Dwellings 

Act,  App.  71 
Schedule  B  (Sec.  11)  Small  Dwellings 

Act,  App.  71 
Schedules  to  Housing  Act,  1890 ;  First, 
App.  39  ;  Second,  App.  41  ;  Third, 
App.  48;  Fourth,  App.  51  ;  Fifth, 
App.  52  ;  Sixth,  App.  53;  Seventh, 
App.  S3 
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Schemes 

Failure    of  local    authority  to 

make,  Part  I,  App.  5 
For  reconstruction  of  small  areas, 

Part  II,  App.  17 
Under  Pan  III  (Ireland)  Housing 
Working  Classes  Act,  39 — see 
also  improvement  schemes, 
clearance  schemes,  and  Part  III 
Scotland 

Application  of  Act  of  1S90  to, 
App.  34 
Of  Schedule  II  to  App.  47 
Legal  proceedings  under  Act  of 

1890,  App.  35 
Miscellaneous    modifications  in 

Act  of  1890,  App.  35 
Modification  of  Small  Dwellings 

Act,  App.  68 
Municipal  Dwellings  in,  61 
Season  ticket  rates,  average  of,  241 
Self-contained  block  dwellings,  accom- 
modation of,  88 
Service  of  notices.  Part  I,  App.  7, 

Part  II,  App.  24 
Settled  Land  Act,  1882,  Amendment 

of,  App.  31 
Sewage,  Disposal  of,  App.  74 
Sewer,  Definition  of  (Public  Health 

Act),  App„73 
Sewerage  and  Drainage  (Public  Health 

Act),  App.  74 
Sevenoaks,  R.D.C.  Loans,  Part  III,  53 
Shape  of  dwelling.  Effect  of,  on  cost  of 

building,  203 
Sheffield,  Loans,  Part  I,  46 

Slum  clearance.  Part  I,  48 
Slum  clearance  statistics,  51 
Shoreditch,  Slum  area  statistics,  51 
Sinking  Fund 

Oughtnottobepaidbytenants,  161 
London  County  Council  Dwel- 
lings, 86 

Site 

Area  of,  municipal  dwellings,  155 
Various  block  dwellings,  69 

and  155 
Cottages,  76-78 
Cottage  flats,  73 
London  Dwellings,  83 
Tenement  houses,  155 

Byelaws  as  to,  App.  86 

Cost     per    house,  Richmond 
Cottages,  126 

Sites 

Additional,  acquired  for  L.C.C. 
Building  Schemes,  90 

Best  soils  for,  201 

Cost  of,  per  room 

Block  dwellings,  155 
Cottages,  76-78 
Cottage  flats,  73 
London  Dwellings,  83 
Tenement  houses,  155 


Cost  of,  per  square  yard,  155 

Effects  of,  on  health,  201 

May   be    exchanged   for  other 

land.  Part  III,  App.  27 
Of  new  dwellings.  Part  III,  App. 

26  and  55 
Of  obstructive  buildings,  App.  16 
Purchase     of,      by  local 

authority,  App.  16 
Retention    of,    by  owner, 
App.  16 
Vacant,  Rating  of,  264 
Size  of  rooms 

London  County  Council  Dwel- 
lings, 88 
Municipal  dwellings — (see  under 
names  of  towns) 
S.  James  Road  Tenement,  Glasgow,  93 
Slum  areas.  Statistics  as  to,  51 
Clearances,  Acreage  of,  51 
Cost  of  re-housing,  51 
Persons  displaced,  51 
Slums 

Cleared  by  local  authorities,  40 
Condemnation  of,  28 

Death  rates  in 

How  to  deal  with,  30 

Large,  How  to  deal  with. 

Small,  Clearance  of.  Part  II,  48 
Sniall  Dwellings  Acquisition  Act,  1899, 

House  purchase  tables,  147 

Ilford  Experiment,  143-148 

Loans  under,  142 

Summary  of,  141 

Text  of,  App.  63 
Small  Dwellings  Acquisition  Company, 
152 

Small  Holdings  in  England,  185 

Major  Poore  and  Winterslow,  186 
Small  improvement  scheme.  Part  II,  32 
Small  pox,  symptoms  and  other  indica- 
tions, App.  99 
S.  Martin's  Cottages,  Liverpool,  95 
Societies  for  Housing  Reform,  App.  ICXJ 
Societes  de  construction  in  Belgium,  254 
Societes  de  credit  in  Belgium,  254 
Soil  pipes,  construction  of,  App.  91 
Southampton 

Loans,  Part  I,  46,  Part  III,  53 

Lodging  house,  65 

Schemes,  Part  II  and  III,  58, 
Slums  clearance,  Part  I,  48 
Southend-on-Sea,  Adoption  of  Part  III, 

and  purchase  of  land,  58 
Southerly  aspect  for  living  rooms,  107 
Southgate,  Loans,  Part  III,  53 

I\Iunicipal  Cottages,  58 
Soulhwark,  Borough  of,  Statistics  of 

Slum  areas,  51 
Stafford,  Loans,  Part  III,  53  :  Municipal 

Cottages,  59 
Staircases,  L.C.C.  dwellings,  88 
Slnnrlard  rent  for  municipal  dwellings, 
178 
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Stanley,  U.D.C.,  Adoption  of  Part  TII, 
54 

Statutory  concliiions  of  iiouse  purchase 
under  Small  Dwellings  Act,  App.  64 
Statutory  notice  as  to  nuisances  (Form 

A),  App.  82 
Street,  Definition  of  (Public  Health 
Act),  App.  73 

Construction  of,  App.  So 
Streets 

Improvement  of,  App.  80 
Repair  of,  App.  79 
Stretford,  Loans,  Part  I,  46 

Municipal  cottages,  78  and  172 
Slum  clearances.  Part  I,  48 
Structural  defects  in  houses,  22 
Suburban  railways,   electric  traction 
on,  236 

Suburban  question  in  continental  towns, 
252 

Successful  working  of  Richmond  Hous- 
ing Scheme,  119 

Summons  for  disregarding  notice  as  to 
nuisance,  Form  B,  App.  82 

Sunderland ;  Clearance  Scheme,  Part  I, 
59  ;  Loans,  Part  I,  4  ;  Open  Privy 
^liddens,  6 

Supplemental  provisions  of  Part  II, 
Act  of  1890,  App.  23 

Superintendence  and  sundries 

Cost  of,  in  various  dwellings,  172 
How  much  to  allow  for,  166 

Surface  contact  tramway  traction,  228 

Surveyor's  Report,  Ilford  House  Pur- 
chase System,  145 

Suspension  of  condition  as  to  residence, 
Small  Dwellings  Act,  App.  66 

Swansea  Improvement  Scheme,  44  and 
60 

Sykes,   Dr.  J.  F.  J.,  on  Structural 

Adaptation,  219 
Symptoms  of  various  diseases,  App.  98 
Tables, 

Illustrating  financial  arrangements, 

Small  Dwellings  Act,  147 
Repayment  of  loan 

On  annuity  sj'stem,  163 
On  instalment  system,  162 
Working  expenses  in  Glasgow 
Municipal  Dwellings,  94 

Table  of 

Infectious  diseases.  App.  98-99 

Acreage,  cost  of  clearance,  per- 
sons displaced  and  rehoused, 
cost  of  sites  and  rehousing  on 
slum  areas,  51 
Tables  shewing 

Amounts  and  periods  of  housing 
loans,  Part  I,  46;  Part  II,  48; 
Part  III,  53 

Analysis  of  cost  of  building,  124; 
beds,  cost,  charges,  income  and 
expenses  of,  in  municipal  lodg- 
ing houses,  65 


Rooms,  rent  and  cost  of,  municipal 
block  dwellings,  cottages,  cot- 
tage flats,  and  tenement  houses, 
69-78,  and  82-84 
Working     Expenses,  London 

Municipal  Dwellings,  86 
Various  municipal  dwellings,  172 
Number  of  rooms,  rents,  class  of 
house,  and  cost  of  sites  for  exist- 
inghousesin  variousdistricts,  175 
Proportion  of  working  expenses 

to  rents,  166 
Receipts  and  working  expenses 
of  municipal  tramways,  234 
Tamworth,  Adopted  Part  III  and  iDuilt 
cottages,  60 

Loans,  Part  II,  48 
"Tax  and  take"  proposal,  264 
Taxation  of  land  values,  262 
Taxation  of  site  values,  11 
Tenants'  Committee,  Bournville,  199 
Tenants 

Compensation  for  removal,  Part 

II,  App.  13 
Owner   to    pay    allowance  for 

removal,  App.  13 
Of    Richmond    Municipal  Cot- 
tages, 128 
Tenby,  Municipal  land  laid   out  for 

dwellings,  60 
Tenement  house  dwellings,  70 — (see 

also  Manchester  and  Liverpool) 
Tew,  Dr.  J.  H.,  on  Penshurst  Rural 

Municipal  Cottages,  136 
Thickness  of  walls,  bye-laws  as  to, 

App.  87-88 
Thingoe   (R.D.C.),   Suffolk,  Loans, 
Part  III,  S3 

Municipal  Cottages,  76 
Thinly  populated  districts,  cheap  fares 

required  to,  244 
Through  communication  essential  for 

proper  transit,  244 
Through  ventilation,  L.  C.  C.  dwellings, 
88 

Ticketed  houbcs,  Glasgow,  92 
Tilehung  walls,  App.  87 
Timber  framed  buildings,  App.  87 
Timbers  in  roofs  and  floors.  Size  of, 
App.  89 

Totterdown  Fields  Estate  (L.C.C.),  90 
Topmost    storey.    Definition    of,  in 

building  bye-laws,  App.  85 
Tottenham  Es^ ate  ( L. C. C. ),  90 ;  Loans, 

Part  III,  53 
Town  Councils,  see  "local  authorities" 
Town  Councils  in  Germany,  Powers  of, 

over  new  buildings,  250 
Town  Councillor,  Powers  of,  17 
Track  mileage  of  tramways  in  various 
towns,  234 

Proportion  of  to  population,  232 
Track,  Length  of,  in  hands  of  munici- 
palities, 234 


XVll 


Traffic  receipts  of  municipal  tramways, 

Tramway 

Fares  and  general  information,  246 
1  owers  of  municipalities,  224 

Tramways  Act,   1870,    Summary  of. 

Tramways  owned  by  municipalities,  231 
Iramway  traction,  Methods  of,  227 
Trustees,  Powers  of,  to  sell  or  lease  pro- 
perty for  workmen'sd  wellings,  App.  27 
Tube  railways,  236,  238 

TunI .ridge  Wells,  Loan,  Part  III  c-i 
Tunstall,  Staffs.,  Adopted  Part  III  54 
Two  storey  tenements,  Manchester,  'loi 
Types  of  dwellings  erected,  52 
Typhoid  fever.  Symptoms  and  other 
mdications  of,  App.  99 

Typhus,  Symptoms  andotherindications 
of,  App.  99 

Ulster,  Municipal  Cottages  erected,  39 
Unhealthy  area,  What  is  an,  App.  2 
and  18 

■    Unhealthy  areas  under  the  Housine 
Act  of  1890 

Large  areas,  App.  i 
Small  areas,  App.  17 
(see  also  "slums  and  clearance") 
Unhealthy  dwelling  houses,  30,  and 
App.  12 

Urban  Councils— see  "  local  authorities" 
Urban  Councils  may  buy  land  and  build 
houses  outside  their  district,  App.  55 
Vacant  sites,  Raiing  of,  in  Germany,  265 
Value  of  dwelling  house 

Estimation  of,  Part  II,  App.  19 
Limitation  of,  for  house  purchase 
under  Small   Dwellings  Act, 
App.  63 

Ventilation  inlels,  Size  of,  App.  99 

Ventilation,  Bye-laws  as  to,  App.  90 
Statistics  as  to,  App.  99 

Very  poor,  cheap  tenements  in  Liver- 
pool, 93  and  97 

Vested  interests,  Opposition  of,  can  be 
very  hurtful,  127 

Vienna,  A  great  Improvement  Scheme, 
251 

Vreeland— Mr.  Vreeland's  estimate  of 

tramway  working  expenses,  235 
Walls 

Construction  of,  86-88 

Height  of,  how  measured,  App.  87 

Length  of,  how  measured,  App.  87 

Must  be  plumb,  App.  87 

Thickne.'ss  of,  88 
Wallsend  U.D.C.,  Adopted  Part  III,  54 
Waste  pipes.  Provision  of,  App.  91 
Water  closets.  Construction  of,  App.  91 

Water  supply  to,  App.  92 
Water  supply,  App.  75  ;  quantity  and 

quality  of,  22 
\Veekly  instalments  for  repayment  of 
loan  on  annuity  system,  163 


ni,  S3; 

Housing 


^266"^'°"  (Salop)  Municipal  Cottages. 

Part  III  .scheme,  60 
Rates  and  rents,  266 
West  Ham 

Cottage  Flats,  73  " 
Housing  Schemes,  60  and  172 
Loans   under   Small  Dwellings 
Acts,  142  ^ 
Municipal     Dwellings,  I^an, 
Part  III,  53 
Wexford,  Municipal  Cottages,  62 
Whitley,  Upper,  Adopted  Part  III,  60 
Whooping  Cough,  Sympton^  and  other 

indications,  App.  99 
Width  of  street.  Definition  of,  App.  86 
Wigan,  Houses  sold  by  Council,  60  • 

Loans,  Part  I,  46 ;  Part  II,  53 
Wimbledon,  Adopted  Part  III,  54 
Wolverh'pt'n,  Improvement  Scheme,  45 
Scheme  lor  Cottage  Flats,  60 
Slum  clearance  statistics,  51 
Wooden  buildings  unduly  discouraged. 

Bungalows  at  Eynsford 

Wood  Green,  Loans,  Part 
Scheme  for  Dwellings,  60 

Woolwich  Co-operative 
Scheme,  181-183 

Worcester,  Loans,  under  Small  Dwel- 
lings Act,  142 

Workhouses,  Cost  of  enlargement,  7 

Working  class  lodging  houses.  Part  III, 
App.  25 

Working  Class  Dwellings  Act,  1890, 

summary  of,  App.  62 
Working  class  occupier.  Powers  of,  16 
Worki  ng  classes 

'No  definition  of,  in  Act  of  1890, 
App.  I 

Benefits  from  Richmond  Scheme, 
132 

Working  expensesofmunicipal  dwellings 
General  remarks,  165 
GLisgow,  94 
Lodging  houses,  65 
London  County  Council  block 

dwellings,  86 
Statistics,  166 
Working  expenses  of  municipal  tram- 
ways, 233 

Workmen  need  not  live  near  their 

work,  221 
Workmen's  cheap  fares,  241 
Workmen's  dwellings.    How  to  get 

more,  34 

Provided  by  local  authorities,  52 
Workmen's  cottages,  see  "  municipal 

dwellings,"  etc. 
Wrotham   (Kent)   U.D.C.,  Proposed 

Scheme.  60 
Yarmouth  (Great  Yarmouth),  Municipal 

Dwellings  erected,  60 
Zone  system  of  railway  fares,  246 
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